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F.1.a 749-767 Douglas Street: Rezoning Application No. 00746, Associated 
OCP Amendment, and Development Permit with Variances 
Application No. 000155 (Downtown) 
 

   Motion to go into a Closed Council meeting at 8:25 p.m. 
 
Moved By Councillor Thornton-Joe 
Seconded By Councillor Andrew 

 
MOTION TO CLOSE THE MARCH 18, 2021 COUNCIL MEETING TO 
THE PUBLIC 
That Council convene a closed meeting that excludes the public under 
Section 90 of the Community Charter for the reason that the following 
agenda items deal with matters specified in Sections 90(1) and/or (2) of 
the Community Charter, namely: 

• Section 90(1)(e) the acquisition, disposition or expropriation of land or 
improvements, if the council considers that disclosure could 
reasonably be expected to harm the interests of the municipality; 

• Section 90(1)(i) the receipt of advice that is subject to solicitor-client 
privilege, including communications necessary for that purpose. 

 
Land/Legal Advice - Community Charter Sections 90(1)(e) and 
90(1)(i) 
 

   Council discussed a land/legal advice matter. 
 
   The conversation was recorded and kept confidential. 
 
The open Council meeting reconvened at 8:41 p.m. 
 

Motion to lift the matter from the table: 
 
Moved By Councillor Alto 
Seconded By Councillor Thornton-Joe 

 
That this matter be lifted to the table. 
 
CARRIED UNANIMOUSLY 

 
Motion to refer: 

 
Moved By Councillor Isitt 
Seconded By Councillor Dubow 

 
That this matter be referred to staff to work with the applicant to address 
concerns related to density, height and massing. 
 
Amendment: 

 
Moved By Councillor Thornton-Joe 
Seconded By Councillor Young 
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That this matter be referred to staff to work with the applicant to address 
concerns related to density, height and massing and its relationship to 
the heritage conservative area, and report back to the Committee of 
the Whole. 

 
FOR (5): Councillor Isitt, Councillor Dubow, Councillor Loveday, Councillor 
Thornton-Joe, Councillor Young 
OPPOSED (4): Mayor Helps, Councillor Alto, Councillor Andrew, Councillor Potts  

 
CARRIED (5 to 4) 
 
On the motion to refer as amended: 
 
That this matter be referred to staff to work with the applicant to address 
concerns related to density, height and massing and its relationship to the 
heritage conservative area, and report back to the Committee of the 
Whole. 
 
Council discussed the following: 

• Correspondence received regarding land use and design 
 

FOR (4): Councillor Isitt, Councillor Dubow, Councillor Thornton-Joe, Councillor 
Young 
OPPOSED (5): Mayor Helps, Councillor Alto, Councillor Andrew, Councillor 
Loveday, Councillor Potts  

 
DEFEATED (4 to 5) 
 
On the main motion: 
 
Rezoning Application No. 00746 and Associated OCP Amendment, 
1. Council, having put their minds to the OCP Amendment considerations 

outlined in Alternate Motion 1 of the staff report dated February 25 2021 
and that subject to resolution of outstanding site servicing, tree 
preservation and tree replacement issues, the removal of the digital 
screen and that subject to extending the Humboldt Street Plaza Street 
to Penwill Street and adding a water/play feature to the satisfaction of 
City staff, that Council instruct staff to prepare the necessary Official 
Community Plan Amendment Bylaw in accordance with Section 475 of 
the Local Government Act and the necessary Zoning Regulation Bylaw 
Amendment(s) that would authorize the proposed development 
outlined in Rezoning Application No.00746 for 749-767 Douglas Street, 
that first and second reading of the Zoning Regulation Bylaw 
Amendments be considered by Council and a Public Hearing date be 
set once the following conditions are met: 
a. Preparation of legal agreements, executed by the applicant, in a 

form to the satisfaction of the City Solicitor to secure: 
i. a statutory right-of-way along Humboldt Street to accommodate 

public vehicle turn-around movements; 
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ii. off-site public furniture maintenance agreement to secure the 
ongoing maintenance of unique street furniture over a period of 
ten years;  

iii. a statutory right-of-way along Douglas street to include the 
seating and weather protection and the building face; 

iv. a statutory right-of-way to secure the through block access path 
proposed along the eastern property boundary; 

v. public realm improvements as indicated on the plans dated 
December 4, 2020 and the extension of the Humboldt Street 
Plaza to Penwill Street along with a water / play feature; 

vi. sustainability and active transportation features identified in the 
staff report and as committed to by the applicant, including 
provision of a minimum of 94 BC Transit EcoPasses for a three-
year period; 

vii. a commitment to achieve Step Code 3 of the British Columbia 
Building Code. 

viii. A commitment to ensuring community use space in the building. 
2. That Council determine, pursuant to section 475(1) of the Local 

Government Act that the affected persons, organizations and 
authorities are those property owners and occupiers within a 200m 
radius of the subject properties; that the appropriate consultation 
measures would include a mailed notice of the proposed OCP 
Amendment to the affected persons; posting of a notice on the City’s 
website inviting affected persons, organizations and authorities to ask 
questions of staff and provide written or verbal comments to Council for 
their consideration.  

3. That Council, having provided the opportunity for consultation pursuant 
to Section 475(1) of the Local Government Act with persons, 
organizations and authorities it considers will be affected, specifically, 
the property owners and occupiers within a 200m radius of the subject 
properties have been consulted at a Community Association Land Use 
Committee (CALUC) Community Meeting, consider whether the 
opportunity for consultation should be early and ongoing, and 
determine that no further consultation is required. 

4. That Council, specifically consider whether consultation is required 
under Section 475(2)(b) of the Local Government Act, and determine 
that no referrals are necessary with the Capital Regional District Board, 
Councils of Oak Bay, Esquimalt and Saanich, the Songhees and 
Esquimalt First Nations, the School District Board and the provincial 
and federal governments and their agencies due to the nature of the 
proposed amendment. 

5. That Council give first reading to the Official Community Plan 
Amendment Bylaw. 

6. That Council consider the Official Community Plan Amendment Bylaw 
in conjunction with the City of Victoria 2017-2021 Financial Plan, the 
Capital Regional District Liquid Waste Management Plan and the 
Capital Regional District Solid Waste Management Plan pursuant to 
Section 477(3)(a) of the Local Government Act and deem those Plans 
to be consistent with the proposed Official Community Plan 
Amendment Bylaw. 
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7. That Council give second reading to the Official Community Plan 
Amendment Bylaw. 

8. That Council refer the Official Community Plan Amendment Bylaw for 
consideration at a Public Hearing. 

10. That Council authorize the Mayor and City Clerk to execute 
encroachment agreements, to be executed at the time of the building 
permit approval, if the other necessary approvals are granted, in a 
form satisfactory to the City Solicitor and the Director of Engineering 
and Public Works for: 
a. anchor-pinning in the City Right-Of-Way. 

11. That council request the applicant provide detailed explanation of how 
they are planning to ensure bird-friendly design; 

12. That Council request that the application lower the north facing sign to 
mitigate intrusion into the Douglas Street view corridor.  

Development Permit with Variances Application No. 000155 
That Council, after giving notice and allowing an opportunity for public 
comment at a meeting of Council, and after the Public Hearing for 
Rezoning Application No.00746, if it is approved, consider the following 
motion: 
“That Council authorize the issuance of Development Permit with 
Variance Application No. 000155 for 749-767 Douglas Street, in 
accordance with: 
1. Plans date stamped December 4, 2020. 
2. Development meeting all Zoning Regulation Bylaw requirements, 

except for the following variances: 
a. Reduce the interior south west setback from 4.5m to 0m; 
b. Reduce the interior south east side yard setback from 4.5m to 

4.0m 
c. Increase the height to 53m; 
d. Relax the requirement for a 1:5 setback ratio from Douglas Street 

and Humboldt Street 
e. Reduce the required number of vehicle parking stalls from 221 to 

127. 
3. The Development Permit lapsing two years from the date of this 

resolution.” 
 

FOR (5): Mayor Helps, Councillor Alto, Councillor Andrew, Councillor Potts 
Councillor Loveday 
OPPOSED (4): Councillor Isitt, Councillor Dubow, Councillor Thornton-Joe, 
Councillor Young 

 
CARRIED (5 to 4) 
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F.1.a.f-749-767 Douglas Street: Rezoning Application No. 00746, 
Associated OCP Amendment, and Development Permit with 
Variances Application No. 000155 (Downtown) 

Council discussed: 

• Concerns with Council pushing the application through with 
the number of variances that are requested in this application. 

• The need for more community benefits   

Moved By Councillor Andrew 
Seconded By Councillor Alto 

Rezoning Application No. 00746 and Associated OCP Amendment 

1. Council, having put their minds to the OCP Amendment 
considerations outlined in Alternate Motion 1 of the staff report 
dated February 25 2021 and that subject to resolution of 
outstanding site servicing, tree preservation and tree 
replacement issues, the removal of the digital screen and that 
subject to extending the Humboldt Street Plaza Street to 
Penwill Street and adding a water/play feature to the 
satisfaction of City staff, that Council instruct staff to prepare 
the necessary Official Community Plan Amendment Bylaw in 
accordance with Section 475 of the Local Government Act and 
the necessary Zoning Regulation Bylaw Amendment(s) that 
would authorize the proposed development outlined in 
Rezoning Application No.00746 for 749-767 Douglas Street, 
that first and second reading of the Zoning Regulation Bylaw 
Amendments be considered by Council and a Public Hearing 
date be set once the following conditions are met: 

a. Preparation of legal agreements, executed by the applicant, in a 
form to the satisfaction of the City Solicitor to secure: 

i. a statutory right-of-way along Humboldt Street to 
accommodate public vehicle turn-around movements; 

ii. off-site public furniture maintenance agreement to secure 
the ongoing maintenance of unique street furniture over a 
period of ten years;  

iii. a statutory right-of-way along Douglas street to include the 
seating and weather protection and the building face; 

iv. a statutory right-of-way to secure the through block access 
path proposed along the easter property boundary; 

v. public realm improvements as indicated on the plans dated 
December 4, 2020 and the extension of the Humboldt 
Street Plaza to Penwill Street along with a water / play 
feature; 

vi. sustainability and active transportation features identified 
in the staff report and as committed to by the applicant, 
including provision of a minimum of 94 BC Transit 
EcoPasses for a three-year period; 

vii. a commitment to achieve Step Code 3 of the British 
Columbia Building Code. 
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viii. A commitment to ensuring community use space in the 
building. 

2. That Council determine, pursuant to section 475(1) of the Local 
Government Act that the affected persons, organizations and 
authorities are those property owners and occupiers within a 
200m radius of the subject properties; that the appropriate 
consultation measures would include a mailed notice of the 
proposed OCP Amendment to the affected persons; posting of 
a notice on the City’s website inviting affected persons, 
organizations and authorities to ask questions of staff and 
provide written or verbal comments to Council for their 
consideration.  

3. That Council, having provided the opportunity for consultation 
pursuant to Section 475(1) of the Local Government Actwith 
persons, organizations and authorities it considers will be 
affected, specifically, the property owners and occupiers within 
a 200m radius of the subject properties have been consulted at 
a Community Association Land Use Committee (CALUC) 
Community Meeting, consider whether the opportunity for 
consultation should be early and ongoing, and determine that 
no further consultation is required. 

4. That Council, specifically consider whether consultation is 
required under Section 475(2)(b) of the Local Government Act, 
and determine that no referrals are necessary with the Capital 
Regional District Board, Councils of Oak Bay, Esquimalt and 
Saanich, the Songhees and Esquimalt First Nations, the School 
District Board and the provincial and federal governments and 
their agencies due to the nature of the proposed amendment. 

5. That Council give first reading to the Official Community Plan 
Amendment Bylaw. 

6. That Council consider the Official Community Plan Amendment 
Bylaw in conjunction with the City of Victoria 2017-2021 
Financial Plan, the Capital Regional District Liquid Waste 
Management Plan and the Capital Regional District Solid Waste 
Management Plan pursuant to Section 477(3)(a) of the Local 
Government Act and deem those Plans to be consistent with 
the proposed Official Community Plan Amendment Bylaw. 

7. That Council give second reading to the Official Community 
Plan Amendment Bylaw. 

8. That Council refer the Official Community Plan Amendment 
Bylaw for consideration at a Public Hearing. 

9. That Council authorize the Mayor and City Clerk to execute 
encroachment agreements, to be executed at the time of the 
building permit approval, if the other necessary approvals are 
granted, in a form satisfactory to the City Solicitor and the 
Director of Engineering and Public Works for: 
i. anchor-pinning in the City Right-Of-Way. 

10. That council request the applicant provide detailed explanation 
of how they are planning to ensure bird-friendly design; 
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11. That Council request that the application lower the north 
facing sign to mitigate intrusion into the Douglas Street view 
corridor.  

Development Permit with Variances Application No. 000155 

That Council, after giving notice and allowing an opportunity for 
public comment at a meeting of Council, and after the Public 
Hearing for Rezoning Application No.00746, if it is approved, 
consider the following motion: 
“That Council authorize the issuance of Development Permit with 
Variance Application No. 000155 for 749-767 Douglas Street, in 
accordance with: 

1. Plans date stamped December 4, 2020. 
2. Development meeting all Zoning Regulation Bylaw 

requirements, except for the following variances: 
i. Reduce the interior south west setback from 4.5m to 0m; 
ii. Reduce the interior south east side yard setback from 

4.5m to 4.0m 
iii. Increase the height to 53m; 
iv. Relax the requirement for a 1:5 setback ratio from Douglas 

Street and Humboldt Street 
v. Reduce the required number of vehicle parking stalls from 

221 to 127. 
3. The Development Permit lapsing two years from the date of 

this resolution.” 

 

Motion to Postpone: 

Moved By Councillor Isitt 
Seconded By Councillor Thornton-Joe 

That this matter be postponed to this evening Council meeting. 

CARRIED UNANIMOUSLY 
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G.1 749-767 Douglas Street: Rezoning Application No. 00746, Associated OCP 
Amendment, and Development Permit with Variances Application No. 
000155 (Downtown) 
 
Committee received a report dated February 25, 2021 from the Director of 
Sustainable Planning and Community Development regarding the Rezoning 
Application, OCP Amendment, and Development Permit with Variances 
Application for 749-767 Douglas Street in order to construct an office building 
with ground floor commercial uses and recommending that it be referred back to 
staff to work with the applicant. 
 
Committee discussed the following: 

• Potential referral to the Heritage Advisory Committee 

• Previous discussions on scale and massing 

• Reduction of density 

• Sustainability features 

• Bird friendly design concerns 

• Improvements to the public realm 

• Evaluation of building form and character and the policies in place 

• Correspondence received from the Downtown Residents Association 

• Economic benefits of this project 
 
Committee recessed at 10:35 a.m. and reconvened at 10:41 a.m. 

 
Moved By Councillor Isitt 
Seconded By Councillor Dubow 
 
Rezoning Application No.00746 and Associated Official Community Plan 
Amendment 
1. That Council refer application No. 00746 for the property located at 749-767 

Douglas Street back to staff to work with the applicant to undertake a land lift 
analysis and reduce the infringement into View 5: Olympic Mountains from 
Douglas Street by setting the building back approximately 10m from the west 
property line; and 

2. That Council waive the requirement for additional CALUC consultation that 
may result from changes made to the proposal in response to the issues 
identified in this report. 

  
Development Permit with Variances Application No. 000155 
1. That Council refer application No. 00746 for the property located at 749-767 
Douglas Street back to staff to work with the applicant to undertake a land lift 
analysis and to introduce the following refinements: 
Building Massing, Design, Form and Character: 
a. reduce the infringement into View 5: Olympic Mountains from Douglas Street 

by setting the building back approximately 10m from the west property line 
b. increase the proposal’s consistency with design guidelines in this heritage 

conservation area pertaining to form, character, exterior design and finishes, 
particularly with respect to the flat façade and cladding material 

c. commit to meeting Step 3 BC Building Code requirements. 
Landscaping and Public Realm: 
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a. extend the Humboldt Street Plaza to Penwill Street 
b. increase the statutory right-of-way width on Douglas street to include the 

seating and weather protection at the building face 
c. include a statutory right-of-way to secure the through block access path 

proposed along the eastern property boundary 
d. remove the exterior digital display screen 
e. provide street trees on Douglas Street 
f. introduce a water/play element as well as additional trees in the south plaza 
g. resolve outstanding site servicing, tree preservation and tree replacement 

issues. 
Transportation Demand Management: 
a. require a minimum of 94 BC Transit EcoPasses for a three-year period. 
2. That Council waive the requirement for additional CALUC consultation that 
may result from changes made to the proposal in response to the issues 
identified in this report. 
 
Committee discussed the following: 

• Agreement relating to disposition of land 

• Crosswalk specifics and public amenity 
 
Amendment: 
 
Moved By Councillor Thornton-Joe 
Seconded By Councillor Alto 
 
Rezoning Application No.00746 and Associated Official Community Plan 
Amendment 
1. That Council refer application No. 00746 for the property located at 749-767 

Douglas Street back to staff to work with the applicant to undertake a land lift 
analysis and reduce the infringement into View 5: Olympic Mountains from 
Douglas Street by setting the building back approximately 10m from the west 
property line; and 

2. That Council waive the requirement for additional CALUC consultation that 
may result from changes made to the proposal in response to the issues 
identified in this report. 

3. To refer the application to the Heritage Advisory Committee for 
comments regarding the massing, height, density, and design of the 
building in relation to the heritage conservation area. 

 
FOR (4): Councillor Isitt, Councillor Dubow, Councillor Thornton-Joe, Councillor Young 
OPPOSED (5): Mayor Helps, Councillor Alto, Councillor Andrew, Councillor Loveday, 
Councillor Potts  
 
DEFEATED (4 to 5) 
 
Amendment: 
 
Moved By Councillor Thornton-Joe 
Seconded By Councillor Young 
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1. That Council refer application No. 00746 for the property located at 749-767 
Douglas Street back to staff to work with the applicant to undertake a land lift 
analysis and reduce the infringement into View 5: Olympic Mountains from 
Douglas Street by considering reduction of density setting the building 
back approximately 10m from the west property line; and 

 
Amendment to the amendment: 
 
Moved By Councillor Isitt 
Seconded By Councillor Young 
 
1. That Council refer application No. 00746 for the property located at 749-767 

Douglas Street back to staff to work with the applicant to undertake a land lift 
analysis and reduce the infringement into View 5: Olympic Mountains from 
Douglas Street by setting the building back approximately 10m from the 
west property line and/or considering reduction of density; and 

 
FOR (5): Councillor Isitt, Councillor Dubow, Councillor Loveday, Councillor Thornton-
Joe, Councillor Young 
OPPOSED (4): Mayor Helps, Councillor Alto, Councillor Andrew, Councillor Potts  
 
CARRIED (5 to 4) 
 
On the amendment: 

 
1. That Council refer application No. 00746 for the property located at 749-767 

Douglas Street back to staff to work with the applicant to undertake a land lift 
analysis and reduce the infringement into View 5: Olympic Mountains from 
Douglas Street by setting the building back approximately 10m from the 
west property line and/or considering reduction of density; and 

 
FOR (4): Councillor Isitt, Councillor Dubow, Councillor Thornton-Joe, Councillor Young 
OPPOSED (5): Mayor Helps, Councillor Alto, Councillor Andrew, Councillor Loveday, 
Councillor Potts  
 
DEFEATED (4 to 5) 
 
Amendment: 
 
Moved By Councillor Thornton-Joe 
Seconded By Councillor Isitt 
 
2. That Council waive the requirement for additional CALUC consultation 
that may result from changes made to the proposal in response to the 
issues identified in this report. That the staff work with the application to 
bring the application more in line with existing heritage and OCP and 
Downtown Core plan policies. 

 
FOR (4): Councillor Isitt, Councillor Dubow, Councillor Thornton-Joe, Councillor Young 
OPPOSED (5): Mayor Helps, Councillor Alto, Councillor Andrew, Councillor Loveday, 
Councillor Potts  
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DEFEATED (4 to 5) 
 
Amendment: 
 
Moved By Councillor Thornton-Joe 
Seconded By Councillor Young 
 
2. That Council waive the requirement for additional CALUC consultation if there 
are no substantive changes to the proposal that may result from changes 
made to the proposal in response to the issues identified in this report.” 

 
FOR (6): Councillor Isitt, Councillor Dubow, Councillor Loveday, Councillor Potts, 
Councillor Thornton-Joe, Councillor Young 
OPPOSED (3): Mayor Helps, Councillor Alto, Councillor Andrew 
 
CARRIED (6 to 3) 
 
Amendment: 
 
Moved By Councillor Young 
Seconded By Councillor Thornton-Joe 
 
1. That Council refer application No. 00746 for the property located at 749-767 

Douglas Street back to staff to work with the applicant to undertake a land lift 
analysis and reduce the infringement into View 5: Olympic Mountains from 
Douglas Street by setting the building back approximately 10m further from 
the west property line and/or considering reduction of density; and 

CARRIED UNANIMOUSLY 
 
On the main motion as amended: 
 
Rezoning Application No.00746 and Associated Official Community Plan 
Amendment 
1. That Council refer application No. 00746 for the property located at 749-767 

Douglas Street back to staff to work with the applicant to undertake a land lift 
analysis and reduce the infringement into View 5: Olympic Mountains from 
Douglas Street by setting the building back further from the west property line 
and/or considering reduction of density; and 

2. That Council waive the requirement for additional CALUC consultation if 
there are no substantive changes to the proposal. 

  
Development Permit with Variances Application No. 000155 
1. That Council refer application No. 00746 for the property located at 749-767 
Douglas Street back to staff to work with the applicant to undertake a land lift 
analysis and to introduce the following refinements: 
Building Massing, Design, Form and Character: 
a. reduce the infringement into View 5: Olympic Mountains from Douglas Street 

by setting the building back approximately 10m from the west property line 
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b. increase the proposal’s consistency with design guidelines in this heritage 
conservation area pertaining to form, character, exterior design and finishes, 
particularly with respect to the flat façade and cladding material 

c. commit to meeting Step 3 BC Building Code requirements. 
Landscaping and Public Realm: 
a. extend the Humboldt Street Plaza to Penwill Street 
b. increase the statutory right-of-way width on Douglas street to include the 

seating and weather protection at the building face 
c. include a statutory right-of-way to secure the through block access path 

proposed along the eastern property boundary 
d. remove the exterior digital display screen 
e. provide street trees on Douglas Street 
f. introduce a water/play element as well as additional trees in the south plaza 
g. resolve outstanding site servicing, tree preservation and tree replacement 

issues. 
Transportation Demand Management: 
a. require a minimum of 94 BC Transit EcoPasses for a three-year period. 
2. That Council waive the requirement for additional CALUC consultation that 
may result from changes made to the proposal in response to the issues 
identified in this report.” 

 
FOR (3): Councillor Isitt, Councillor Dubow, Councillor Thornton-Joe,  
OPPOSED (6): Mayor Helps, Councillor Alto, Councillor Andrew, Councillor Loveday, 
Councillor Potts, Councillor Young  
 
DEFEATED (3 to 6) 
 
Moved By Mayor Helps 
Seconded By Councillor Andrew 
 
Rezoning Application No.00746 and Associated Official Community Plan 
Amendment 
1. Council, having put their minds to the OCP Amendment considerations 

outlined in Alternate Motion 1 of the staff report dated February 25, 2021 and 
that subject to resolution of outstanding site servicing, tree preservation and 
tree replacement issues, the removal of the digital screen and that subject to 
extending the Humboldt Street Plaza Street to Penwill Street and adding a 
water/play feature to the satisfaction of City staff, that Council instruct staff to 
prepare the necessary Official Community Plan Amendment Bylaw in 
accordance with Section 475 of the Local Government Act and the necessary 
Zoning Regulation Bylaw Amendment(s) that would authorize the proposed 
development outlined in Rezoning Application No.00746 for 749-767 Douglas 
Street, that first and second reading of the Zoning Regulation Bylaw 
Amendments be considered by Council and a Public Hearing date be set 
once the following conditions are met: 
a. Preparation of legal agreements, executed by the applicant, in a form to 

the satisfaction of the City Solicitor to secure: 
i. a statutory right-of-way along Humboldt Street to accommodate public 

vehicle turn-around movements; 
ii. off-site public furniture maintenance agreement to secure the ongoing 

maintenance of unique street furniture over a period of ten years;  
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iii. a statutory right-of-way along Douglas street to include the seating 
and weather protection and the building face; 

iv. a statutory right-of-way to secure the through block access path 
proposed along the eastern property boundary; 

v. public realm improvements as indicated on the plans dated December 
4, 2020 and the extension of the Humboldt Street Plaza to Penwill 
Street along with a water / play feature; 

vi. sustainability and active transportation features identified in the staff 
report and as committed to by the applicant, including provision of a 
minimum of 94 BC Transit EcoPasses for a three-year period; 

vii. a commitment to achieve Step Code 3 of the British Columbia 
Building Code. 

viii. a commitment to ensuring community use space in the building. 
2. That Council determine, pursuant to section 475(1) of the Local Government 

Act that the affected persons, organizations and authorities are those 
property owners and occupiers within a 200m radius of the subject 
properties; that the appropriate consultation measures would include a 
mailed notice of the proposed OCP Amendment to the affected persons; 
posting of a notice on the City’s website inviting affected persons, 
organizations and authorities to ask questions of staff and provide written or 
verbal comments to Council for their consideration.  

3. That Council, having provided the opportunity for consultation pursuant to 
Section 475(1) of the Local Government Act with persons, organizations and 
authorities it considers will be affected, specifically, the property owners and 
occupiers within a 200m radius of the subject properties have been consulted 
at a Community Association Land Use Committee (CALUC) Community 
Meeting, consider whether the opportunity for consultation should be early 
and ongoing, and determine that no further consultation is required. 

4. That Council, specifically consider whether consultation is required under 
Section 475(2)(b) of the Local Government Act, and determine that no 
referrals are necessary with the Capital Regional District Board, Councils of 
Oak Bay, Esquimalt and Saanich, the Songhees and Esquimalt First Nations, 
the School District Board and the provincial and federal governments and 
their agencies due to the nature of the proposed amendment. 

5. That Council give first reading to the Official Community Plan Amendment 
Bylaw. 

6. That Council consider the Official Community Plan Amendment Bylaw in 
conjunction with the City of Victoria 2017-2021 Financial Plan, the Capital 
Regional District Liquid Waste Management Plan and the Capital Regional 
District Solid Waste Management Plan pursuant to Section 477(3)(a) of 
the Local Government Act and deem those Plans to be consistent with the 
proposed Official Community Plan Amendment Bylaw. 

7. That Council give second reading to the Official Community Plan Amendment 
Bylaw. 

8. That Council refer the Official Community Plan Amendment Bylaw for 
consideration at a Public Hearing. 

9. That Council authorize the Mayor and City Clerk to execute encroachment 
agreements, to be executed at the time of the building permit approval, if the 
other necessary approvals are granted, in a form satisfactory to the City 
Solicitor and the Director of Engineering and Public Works for: 
a. anchor-pinning in the City Right-Of-Way. 
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Development Permit with Variances Application No. 000155 
That Council, after giving notice and allowing an opportunity for public comment 
at a meeting of Council, and after the Public Hearing for Rezoning Application 
No.00746, if it is approved, consider the following motion: 
“That Council authorize the issuance of Development Permit with Variance 
Application No. 000155 for 749-767 Douglas Street, in accordance with: 
1. Plans date stamped December 4, 2020. 
2. Development meeting all Zoning Regulation Bylaw requirements, except for 

the following variances: 
i. Reduce the interior south west setback from 4.5m to 0m; 
ii. Reduce the interior south east side yard setback from 4.5m to 4.0m 
iii. Increase the height to 53m; 
iv. Relax the requirement for a 1:5 setback ratio from Douglas Street and 

Humboldt Street 
v. Reduce the required number of vehicle parking stalls from 221 to 127. 

3. The Development Permit lapsing two years from the date of this resolution.” 
 
Amendment: 
 
Moved By Councillor Andrew 
Seconded By Mayor Helps 
 
10. Review for crime prevention through environmental design (CPTED). 

 
FOR (2): Councillor Andrew, Councillor Young 
OPPOSED (7): Mayor Helps, Councillor Alto, Councillor Dubow, Councillor Isitt, 
Councillor Loveday, Councillor Potts, Councillor Thornton-Joe 
 
DEFEATED (2 to 7) 
Amendment: 
 
Moved By Councillor Loveday 
Seconded By Councillor Alto 
 
10. That Council request the applicant provide detailed explanation of how 
they are planning to ensure bird-friendly design; 
11. That Council request that the application lower the North facing sign to 
mitigate intrusion into the Douglas Street view corridor. 
 
CARRIED UNANIMOUSLY 
 
On the main motion as amended: 

 
Rezoning Application No. 00746 and Associated OCP Amendment, 
1. Council, having put their minds to the OCP Amendment considerations 

outlined in Alternate Motion 1 of the staff report dated February 25 2021 and 
that subject to resolution of outstanding site servicing, tree preservation and 
tree replacement issues, the removal of the digital screen and that subject to 
extending the Humboldt Street Plaza Street to Penwill Street and adding a 
water/play feature to the satisfaction of City staff, that Council instruct staff to 
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prepare the necessary Official Community Plan Amendment Bylaw in 
accordance with Section 475 of the Local Government Act and the necessary 
Zoning Regulation Bylaw Amendment(s) that would authorize the proposed 
development outlined in Rezoning Application No.00746 for 749-767 Douglas 
Street, that first and second reading of the Zoning Regulation Bylaw 
Amendments be considered by Council and a Public Hearing date be set 
once the following conditions are met: 

a. Preparation of legal agreements, executed by the applicant, in a form 
to the satisfaction of the City Solicitor to secure: 

i. a statutory right-of-way along Humboldt Street to accommodate 
public vehicle turn-around movements; 

ii. off-site public furniture maintenance agreement to secure the 
ongoing maintenance of unique street furniture over a period of 
ten years;  

iii. a statutory right-of-way along Douglas street to include the seating 
and weather protection and the building face; 

iv. a statutory right-of-way to secure the through block access path 
proposed along the eastern property boundary; 

v. public realm improvements as indicated on the plans dated 
December 4, 2020 and the extension of the Humboldt Street 
Plaza to Penwill Street along with a water / play feature;  

vi. sustainability and active transportation features identified in the 
staff report and as committed to by the applicant, including 
provision of a minimum of 94 BC Transit EcoPasses for a three-
year period; 

vii. a commitment to achieve Step Code 3 of the British Columbia 
Building Code.  

viii. A commitment to ensuring community use space in the building. 
2. That Council determine, pursuant to section 475(1) of the Local Government 

Act that the affected persons, organizations and authorities are those 
property owners and occupiers within a 200m radius of the subject properties; 
that the appropriate consultation measures would include a mailed notice of 
the proposed OCP Amendment to the affected persons; posting of a notice 
on the City’s website inviting affected persons, organizations and authorities 
to ask questions of staff and provide written or verbal comments to Council 
for their consideration.  

3. That Council, having provided the opportunity for consultation pursuant to 
Section 475(1) of the Local Government Act with persons, organizations and 
authorities it considers will be affected, specifically, the property owners and 
occupiers within a 200m radius of the subject properties have been consulted 
at a Community Association Land Use Committee (CALUC) Community 
Meeting, consider whether the opportunity for consultation should be early 
and ongoing, and determine that no further consultation is required. 

4. That Council, specifically consider whether consultation is required under 
Section 475(2)(b) of the Local Government Act, and determine that no 
referrals are necessary with the Capital Regional District Board, Councils of 
Oak Bay, Esquimalt and Saanich, the Songhees and Esquimalt First Nations, 
the School District Board and the provincial and federal governments and 
their agencies due to the nature of the proposed amendment. 

5. That Council give first reading to the Official Community Plan Amendment 
Bylaw. 
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6. That Council consider the Official Community Plan Amendment Bylaw in 
conjunction with the City of Victoria 2017-2021 Financial Plan, the Capital 
Regional District Liquid Waste Management Plan and the Capital Regional 
District Solid Waste Management Plan pursuant to Section 477(3)(a) of 
the Local Government Act and deem those Plans to be consistent with the 
proposed Official Community Plan Amendment Bylaw. 

7. That Council give second reading to the Official Community Plan Amendment 
Bylaw. 

8. That Council refer the Official Community Plan Amendment Bylaw for 
consideration at a Public Hearing. 

9. That Council authorize the Mayor and City Clerk to execute encroachment 
agreements, to be executed at the time of the building permit approval, if the 
other necessary approvals are granted, in a form satisfactory to the City 
Solicitor and the Director of Engineering and Public Works for: 
i. anchor-pinning in the City Right-Of-Way. 

10. That Council request the applicant provide detailed explanation of how they 
are planning to ensure bird-friendly design; 

11. That Council request that the application lower the north facing sign to 
mitigate intrusion into the Douglas Street view corridor.  

Development Permit with Variances Application No. 000155 
That Council, after giving notice and allowing an opportunity for public comment 
at a meeting of Council, and after the Public Hearing for Rezoning Application 
No.00746, if it is approved, consider the following motion:  
“That Council authorize the issuance of Development Permit with Variance 
Application No. 000155 for 749-767 Douglas Street, in accordance with:  
1. Plans date stamped December 4, 2020.  
2. Development meeting all Zoning Regulation Bylaw requirements, except for 

the following variances:  
i. Reduce the interior south west setback from 4.5m to 0m;  
ii. Reduce the interior south east side yard setback from 4.5m to 4.0m  
iii. Increase the height to 53m;  
iv. Relax the requirement for a 1:5 setback ratio from Douglas Street and 

Humboldt Street  
v. Reduce the required number of vehicle parking stalls from 221 to 127.  

3. The Development Permit lapsing two years from the date of this resolution.”  
 

FOR (5): Mayor Helps, Councillor Alto, Councillor Andrew, Councillor Loveday, 
Councillor Potts 
OPPOSED (4): Councillor Isitt, Councillor Dubow, Councillor Thornton-Joe, Councillor 
Young 
 
CARRIED (5 to 4) 

 
Committee recessed at 12:28 p.m. and reconvened at 1:17 p.m. 
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Committee of the Whole Report 
For the Meeting of March 11, 2021 
 

 

To: Committee of the Whole Date: February 25, 2021 

From: Karen Hoese, Director, Sustainable Planning and Community Development 

Subject: 
 

Development Permit with Variances Application No. 000155 for 749-767 
Douglas Street 

 

 
RECOMMENDATION 
 

1.) “That Council refer application No. 00746 for the property located at 749-767 Douglas 
Street back to staff to work with the applicant to introduce the following refinements:     

 
Building Massing, Design, Form and Character: 

a) reduce the infringement into View 5: Olympic Mountains from Douglas Street by setting 
the building back approximately 10m from the west property line  

b) increase the proposal’s consistency with design guidelines pertaining to form, 
character, exterior design and finishes, particularly with respect to the flat façade and 
cladding material  

c) commit to meeting Step 3 BC Building Code requirements.   
 

Landscaping and Public Realm: 

a) extend the Humboldt Street Plaza to Penwill Street 
b) increase the statutory right-of-way width on Douglas street to include the seating and 

weather protection at the building face 
c) include a statutory right-of-way to secure the through block access path proposed 

along the eastern property boundary 
d) remove the exterior digital display screen 
e) provide street trees on Douglas Street 
f) introduce a water/play element as well as additional trees in the south plaza 
g) resolve outstanding site servicing, tree preservation and tree replacement issues. 

 
Transportation Demand Management 

a) require a minimum of 94 BC Transit EcoPasses for a three-year period 
 

2.) That Council waive the requirement for additional CALUC consultation that may result 
from changes made to the proposal in response to the issues identified in this report.”  
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LEGISLATIVE AUTHORITY 
 
In accordance with Section 489 of the Local Government Act, Council may issue a Development 
Permit in accordance with the applicable guidelines specified in the Community Plan.  A 
Development Permit may vary or supplement the Zoning Regulation Bylaw but may not vary the 
use or density of the land from that specified in the Bylaw. 
 

Pursuant to Section 491 of the Local Government Act, where the purpose of the designation is 
the revitalization of an area in which a commercial use is permitted, a Development Permit may 
include requirements respecting the character of the development, including landscaping, and the 
siting, form, exterior design and finish of buildings and other structures. 
 
EXECUTIVE SUMMARY 
 
The purpose of this report is to present Council with information, analysis and recommendations 
for a Development Permit with Variances Application for the property located at 749-767 Douglas 
Street.  The proposal is to construct a 12-storey office building with ground floor commercial uses. 
The variances are to: 

• increase the density from 3:1 FSR to 5.47:1 FSR 

• increase the height from 43m to 53m 

• reduce the interior (south west) side yard setback from 4.5m to 0m 

• reduce the interior (south east) side yard setback from 4.5m to 4.0m 

• remove the requirement for a 1:5 setback plane on Douglas and Humboldt streets 

• reduce the required number of vehicle parking stalls from 221 to 127. 
 

The following points were considered in assessing this application: 

• The applicant’s objective of creating a landmark building in this location, with the density 
and aesthetic proposed, together with the geometry of the site, results in a built form at 
odds with many of the design guidelines that apply to this area. 

• The application is subject to the guidelines contained in Development Permit Area 9 (HC): 
Inner Harbour, which includes requirements respecting the character of development, 
including landscaping, and the siting, form, exterior design and finish of buildings. 

• The proposed flat glass façade and building composition are inconsistent with the 
placemaking, urban design and heritage objectives contained in the OCP, which call for 
articulated building forms, complementary cladding materials and designs responsive to 
the heritage context. 

• The proposal advances public realm goals by updating and improving two adjacent 
existing plaza areas. 

• The proposal provides a generous building separation to the residential building to the 
east, exceeding the Downtown Core Area Plan (DCAP) design guidelines. This increased 
separation reduces a key protected public view (View 5 of the Olympic Mountains on 
Douglas Street) which could be mitigated by shifting the proposed siting of the building. 

• While the proposed Transit Demand Measures (TDM) will not likely be sufficient to offset 
the requested parking variance: 

o this will have limited impact on the public right of way as the area is surrounded by 
existing parking meters and other time limitations on parking 

o the reduced parking supply also helps to protect the Humboldt Street AAA bike 
route 
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o this location is well located to take advantage of the available public transit system, 
walking, and cycling 

o to help mitigate a potential parking shortfall and advance OCP transportation mode 
targets, it is recommended that 94 EcoPasses are provided to future employees 
for a minimum of a three-year term.  

• At a meeting of the Advisory Design Panel (ADP), the application received a positive 
review with a recommendation for Council support, subject to minor changes, which were 
subsequently made by the applicant.  

 
This proposal represents benefits to the City, particularly around jobs and the economy and the 
public realm. Nonetheless, the form of development proposed for this unique site, does challenge 
other City objectives for the area related to conserving protected views, landmark heritage 
building policies, and building form and character. Staff believe that through a number of revisions, 
a better outcome could be achieved that would be more consistent with City policies while 
continuing to realize the applicant’s program. In reflection of this, the staff recommendation is to 
work with the applicant to bring forward these refinements. An alternate motion, to advance the 
application to a Public Hearing, is also provided should Council wish to consider the proposal as 
presented. 
 
BACKGROUND 
 
Description of Proposal 
 
The proposal is for a 12-storey office building with commercial uses at grade. Specific details 
include: 

• a flat-iron building massing, influenced by the parcel geometry and surrounding road 
network 

• a terraced south elevation with landscaped decks at levels 6, 8, 10, 11, and 12 

• a double height ground floor with a main lobby entrance and two commercial retail units 

• a recessed ground floor with cantilevered levels above, rising in a single plane without 
street setbacks 

• predominantly glass cladding on the north and south elevations and spandrel panels on 
the east elevation   

• public plaza improvements at the north and south ends of the building 

• three levels of underground parking, covered with a single storey, landscaped structure. 
 
Data Table 
 
The following data table compares the proposal with the existing CA-4 Zone.  An asterisk is used 
to identify where the proposal does not meet the requirements of the existing Zone. Additionally, 
the key City policy that pertains to the area has been included in this table.   
 

Zoning Criteria Proposal 
Existing  

CA-4 Zone 
OCP 

Policy 

Downtown 
Core Area 

Plan (DCAP) 
Policy 

Density (Floor Space 
Ratio) – maximum 

5.47* 3.0 4.0 4.0 
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Zoning Criteria Proposal 
Existing  

CA-4 Zone 
OCP 

Policy 

Downtown 
Core Area 

Plan (DCAP) 
Policy 

Total floor area (m2) – 
maximum 

14,135.62* 7,745.85 10,327.8 10,327.8 

Height (m) – maximum 52.92* 43.0 45 45 

Storeys – maximum 12 n/a 15 11 

Setbacks (m) – minimum    
 

Street Massing 
(Douglas) 1:5 setback 

above 10m 
2* 8.6  

 

Street Massing 
(Humboldt) 

1:5 setback above 10m 

0* 8.6  

 

Interior (south west) 0* 4.5  
 

Interior (south east) 4.05* 4.5  
 

Parking – minimum 

Visitor parking included 
in the overall units – 
minimum  

127* 221  

 

Bicycle parking – minimum  

Long Term 100 95  
 

Short Term 41 41  
 

 
ANALYSIS 
 
The Official Community Plan (OCP) identifies this property within Development Permit Area 9 
(Heritage Conservation): Inner Harbour. The objectives of this designation include: 

• conserving the heritage value, special character and the significant historic buildings, 
features and characteristics in the Inner Harbour area 

• enhancing the Inner Harbour through high quality architecture, landscape and urban 
design that reflects the functions of the area as a marine entry, working harbour and 
community amenity in scale, massing and character while responding to its historic 
context, including heritage landmark buildings. 
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In addition to the policies embedded in the OCP, the primary policy that applies to this site is the 
Downtown Core Area Plan (2011) (DCAP).  Policies contained in the Advisory Design Guidelines 
for Buildings, Signs and Awnings (1981) also offer guidance.  
 

Although many of the topics being considered are inter-related with density considerations 
reviewed in the concurrent rezoning application, the key policies are discussed and analysis is 
provided in the following sections: 

• Context 

• Massing 

• Form and Character 

• Climate Change and Energy 

• Landscaping. 
 

Context 
 
Built form policies throughout Victoria aim to ensure that proposals are consistent with and 
complementary to their relative context. This is a tenet that is particularly important with respect 
to the four heritage conservation areas that make up Victoria’s Downtown. Additional oversight is 
encouraged for proposals that also fall within a landmark heritage building radius. In all cases, it 
is a built heritage context that proposals are urged to respond to.  
 

The design guidelines elaborate on the form of contextual design that is encouraged. For this 
location, DCAP defines contextual sensitivity as: 

• responding to the surrounding context as defined by the topography, building spacing, 
building form, building height, rooflines, massing, setbacks, orientation, building 
proportions, materials and landscaping 

• including detailed architectural qualities and building articulation such as changes in the 
depth of the surface of a building face, recessed windows or window bays, horizontal or 
vertical banding, facade rhythm etc. 

• employing similar materials found within the heritage building context 

• maintaining and respecting the visual prominence and character-defining importance of 
the Empress Hotel 

• conserving key protected views of the Empress Hotel and Olympic Mountains.  
 

Beyond regulating the use, density and overall massing of a proposal, the Local Government Act 
(LGA) confers authority to municipalities to guide form, character, materials, finishes and, 
landscaping. In this instance, the policies encourage a general form and character that is seen as 
complementary to and compatible with heritage conservation area ideals. This relates not only to 
building character and materials, but also to the size and scale of buildings in terms of a 
hierarchical interpretation.   
 

Maintaining and respecting the visual prominence and character-defining importance of heritage 
landmark buildings (the Empress Hotel) is a key policy objective. Analogous to this goal is the 
Empress Hotel’s function as the organizing centre piece of the harbour, around which smaller, 
less important buildings form its backdrop. With its large and long horizontal scale and expansive 
building footprint, the Empress is the literal and figurative centre of the harbour and the design 
guidelines are drafted to ensure this relationship persists.  
 

Massing 
 

As noted in the concurrent rezoning report, the parcel geometry results in a three sided, flat-iron 
shaped building, with the bulk of massing shifted toward the north and east property lines.  At 12 
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storeys the proposal is similar in height to the surrounding buildings, however the proposed 
building length is unique for a building of this height, at approximately 80 metres.  

The proposal provides a generous building separation to the residential building to its east and 
terraces a portion of the building to transition to the lower scale buildings and the public plaza to 
its south. Aspects of the proposed massing that deviate from policy and that would benefit from 
refinement are discussed below, under the headings of: 

• Protected Views 

• Setbacks 

• Floor Plate Sizes and Building Length. 
 
Protected Views 
 
Three protected views, each striving to conserve noted character defining elements within the 
view corridor, are relevant to the application: 

• a view looking south, toward the Olympic Mountains on Douglas Street (View 5) 

• a view from Laurel Point across the harbour to the Empress Hotel (View 1) 

• a view from Songhees Point across the harbour to the Empress Hotel (View 2). 
 
View from Douglas Street 

For the Douglas Street view corridor, the character defining element is the Olympic mountains. 
The proposed building massing reduces the Douglas Street view by approximately 56% (see 
Figure 1 below) and results in a requirement for an OCP amendment. It is important to note that, 
as the underlying zoning does not grant an “as-of-right” ability for a proposal to significantly affect 
a protected view, this would also be the case for an application that was wholly consistent with 
the existing zone, but still infringed into this view corridor. 
 

 
Despite this infringement into the Olympic Mountain view corridor, design changes can alleviate 
the impact, while still achieving building separation standards.  The proposal includes a building 
separation of 22m to the building to the east, while policy calls for between 3m and 6m.  Shifting 
the proposal by approximately 10m to the east would improve this view corridor, helping frame 
the view as suggested in the OCP, and maintaining a greater separation distance between 
buildings than required under policy. It would also free up additional space for street trees at the 
ground level to further enhance the public realm. 
 
 

Figure 1

 
1 
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Views from Laurel Point and Songhees Point 

From the Laurel Point and Songhees vantage points, the character defining element is the 
Empress Hotel and its relationship to its context.  For these views, the proposal appears above 
the Empress roofline (see Figure 2 and 3 below), but the actual view is not infringed on or reduced. 
Some of the DCAP view guidelines that pertain to the relationship between new and existing 
buildings include: 

• maintaining the Empress as the predominant landmark 

• ensuring taller background buildings do not overwhelm or detract from the Empress 

• ensuring evening building lighting does not detract from the Empress  

• maintaining the general moderate scale and visual role of supporting background buildings 

• relating building materials and material colours to those of the existing landmark buildings 

• providing building articulation, rich detailing, punctuated window rhythm, sympathetic 
building materials, and relatable building designs.  
 

 

 
 
The ability to maintain the general moderate scale and visual role of supporting background 
buildings is impacted with the introduction of a large building mass behind the Empress. Blocking 
the visual diversity behind the Empress with a similarly long building may compete with and 
diminish the Empress’s visual prominence rather than protect it.  Reducing the length of building 
that appears behind the Empress, introducing a taller and narrower massing, similar to the 
existing background context, or utilizing design strategies to break up the proposed building mass 
might help to address this condition.    

Figure 2: Laurel Point View

 1 

Figure 3: Songhees Point View

 1 
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With regard to objectives to ensure lighting does not detract from evening view of the Empress, 
the applicant has removed the illuminated building logo that was initially proposed to be visible 
above the Empress roof line. This is of benefit to the protected Laurel Point View, however, given 
the glass façade and proximity of the proposed building, evening lighting within the building may 
detract from the architectural lighting of the Empress Hotel.  
 
Setbacks  
 
A 5:1 setback plane, above ten metres, establishes a setback line that proposed buildings must 
not infringe on. The intent of this setback is to mitigate density and height impacts, reduce building 
bulk of upper storeys, to minimize the effects of shading and wind vortices and to maintain views 
to the open sky. At the upper most storey, this would result in a setback of nearly nine metres 
from the property line. As discussed in the rezoning report, the proposal infringes into this setback 
by seven metres and conflicts with the protected view corridor polices.  
 
The wind study provided (attached) also identifies areas of the pedestrian realm that may 
experience wind speeds in excess of the safety criteria. As noted, building setbacks (as well as 
building articulation, wind screens and planting) can mitigate wind vortices.  Further refinements 
to the proposal would help to address this concern.  
 
Floor Plate Sizes and Building Length 
 
The floor plate maximums set out in DCAP are intended to minimize shadowing impacts, to 
maintain views to the open sky, and to avoid the visual presence of bulky upper building mass. 
The largest inconsistency with this policy is within the upper storeys of the proposal where the 
floor plate is 1,420m2 (15,280 square feet), exceeding the maximum floor plate size by roughly 
440m2 (4,700 square feet). Given the triangular parcel geometry, it is not unanticipated that floor 
plate maximums may be exceeded. The proposed building is also primarily oriented with its long 
axis running north to south which reduces the shadowing impacts. Given these conditions, the 
impacts from the floor plate inconsistencies are less of a concern and would be mitigated via 
adherence to the setback and view corridor policies.  
 
The longest building length occurs along Douglas street, where the proposed frontage is roughly 
82m long. To provide a sense of the scale of this frontage, the figure below (Figure 4) illustrates 
the proposed building within a street elevation on Douglas Street, looking east.  Notably, 
strategies to break up the length of the building or to minimize the apparent scale are absent. 
While the floor plate inconsistencies are minor, the overall effect of the parcel geometry and 
proposed massing accentuates the building size.  
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Form and Character 
 
The DCAP policies also promote human scaled architecture that aims to achieve finer grained 
detailing, responding to a more traditional streetscape and built form. This typically translates into 
buildings with frequent entries, vertical building expressions, articulated buildings with recesses 
or shifts in building plane, or other architectural design approaches to break up long, uniform 
building lengths. As noted previously, along Douglas Street, the building length exceeds 80 
metres without breaks in the massing or changes to the cladding above the ground floor. 
Improving the application’s consistency with this policy intent would not result in significant, if any, 
impact to the program being proposed. 
 
The applicant has proposed a singular building material, glass, with small undulations in the 
panels to create a wave pattern. The proposed intent is to provide an unimposing backdrop 
instead of offering competing texture, grain and varying materiality, while reflecting other nearby 
buildings.  
 
While the design approach is recognized as unique and consistent with the Ocean theme 
proposed, it is inconsistent with policies that promote articulated, richly detailed cladding with 
similar materials to the adjacent heritage buildings. Window bays, vertical or horizontal banding 
or other architectural gestures, that emulate classical architectural proportions, are also not 
present. It is these features that create the picturesque quality of the Inner Harbour, that the policy 
encourages to create a contextual fit and to maintain the character of the area.  
 
Given that the unique parcel geometry and the density sought result in a mass and built form that 
is unique to the area, an entirely glass clad approach emphasizes the scale and mass of the 
building and its overall inconsistency with the relative context.  There are also concerns about the 
reliability of intended outcomes of an entirely glass clad building. While the objective is to have 
the building reflect the context, provide a uniform backdrop and/ or disappear into the background, 
instead this cladding approach may appear as a large mass when lighting conditions result in high 
reflectivity or when illuminated at night.  
 
Finally, the applicant is proposing a digital display screen, facing the south plaza area. The 
primary purpose of it is as a digital art installation and a community event notice board, similar to 
a previous installation in Calgary. While the applicant has offered to enter into an agreement with 
the City to regulate its usage and content, City policies typically do not support digital, illuminated 
display screens and call for signage to respect the general character of the signs in the immediate 
vicinity. The orientation of this screen has been amended to reduce the potential lighting impacts 
to the adjacent residential building, however, light reflection and illumination impacts remain a 
concern. Digital display screens in a heritage conservation area also conflict with the character of 
the area and as such the staff recommendation is to omit this feature.    
 
Climate Change and Energy 
 
Both the OCP and the DCAP include policies related to climate change and the environment, and 
while those policies are not specifically referenced in the Development Permit Area guidelines, 
there is a symbiotic relationship between the design approach and sustainable building designs. 
The application proposes to meet Step Code 2 of the BC Building Code, which is the existing 
minimum level of energy efficiency that is currently required by code. However, the applicant has 
indicated that green building technologies, including on-site renewable energy and energy 
efficient technology, are proposed and that they believe they can achieve a higher step code. 
Additionally, a number of third-party certifications are being pursued, but have not been secured. 
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These include: 

• CaGBC’s Zero Carbon Building Program  

• LEED V4 (Platinum) 

• Well Building Standard Core and Shell 

• Salmon Safe BC 

• Step 3 of the BC Building Code. 
 
The staff recommendation includes wording to secure the BC Building Code, Step 3 commitment, 
which the applicant has indicated they believe the can achieve. 
 
Landscaping 
 
Consistent with Development Permit Area goals for DPA 9 (HC) Inner Harbour, this proposal 
would enhance the public realm with a high-quality landscape and planned improvements to the 
two existing plazas that border the site. This includes innovative and unique seating and street 
furniture, and a consistent surface treatment for the larger area. Landscaping within the private 
property also includes an undulating water feature between the edge of the building and sidewalk 
that in places seems to curve into the building appearing inside the building lobby.  Additional 
seating is provided alongside the water feature that can double as covered seating for transit 
users.  It would be important this area and use of seating be legally secured to ensure it remains 
available for public use. Additionally, a planted, sloping landscape feature is proposed along the 
eastern property line, above the underground car parking entry. This area provides a widened 
access to the south plaza area and would benefit from a legal mechanism to secure its use as a 
public pathway.  
 
Tree planting  
  
As noted in the concurrent Rezoning and OCP Amendment report, the public realm improvements 
stop short of the entire parcel frontage and opportunities exist to realize additional policy 
objectives for increased tree canopy and water/ play elements.  
 
Incorporating these additional considerations would create an exemplary public realm and be a 
positive contribution to the Downtown area. It would also provide a strong rational to consider the 
OCP amendment for additional density at this location. As such, the staff recommendation 
includes appropriate wording should council wish to encourage these changes.   
 
Regulatory Considerations 
 
The application requires a total of five variances. The variances are to: 

• increase the height from 43m to 53m 

• reduce the interior (south west) side yard setback from 4.5m to 0m 

• reduce the interior (south east) side yard setback from 4.5m to 4.00m 

• remove the requirement for a 1:5 setback plane on Douglas Street and Humboldt Street 

• reduce the required number of vehicle parking stalls from 221 to 127. 
 
It is recommended that these differences from the standard zone be addressed through the 
Development Permit process rather than being entrenched in a new zone so that in the event this 
proposal is not built, any future proposals that deviate from the standard requirements, would 
need to be considered and ultimately approved by Council. 
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Height, Siting and Massing Variances 
 
As noted in the above analyses and the staff recommendation, further refinements are 
recommended to mitigate the impacts of the proposed massing and to reduce the infringement 
into the protected view corridor. Adherence to the setbacks would also improve the consistency 
with the objectives to conserve the character defining elements within the view corridors.  
 
Parking Variance  
 
As the parking variance would have little effect on the public right of way, this variance is 
supportable, if paired with appropriate TDM programs. The area is surrounded by existing parking 
meters and other time limitations on parking, and the reduced parking supply helps to protect the 
Humboldt Street AAA bike route.  This location is also well located to take advantage of the 
available public transit system, walking and cycling. Staff recommend that to help reduce the 
impacts of a potential parking shortfall and advance OCP transportation mode targets, 94 bus 
passes (EcoPasses) are provided to future employees for a minimum of a three-year term. 
Appropriate wording to this effect is provided in the main motion.  
 

Advisory Design Panel 
 
At a meeting of the Advisory Design Panel (ADP) on September 23, 2020, the ADP reviewed this 
application and recommended that the Development Permit Application be approved with the 
following changes: 

• commitment that the south plaza be redeveloped as part of the project 

• reduce or lower signage on the waterfront side 

• warmer pallet included on soffit particularly at the north entrance. 
 
In response to the ADP motion, the west facing sign has been lowered to below the Empress 
roofline, a wood panel soffit has been added and confirmation has been provided that the south 
plaza will be redeveloped.  
 
CONCLUSIONS 
 
The parcel geometry and size, combined with the amount of density proposed, have created a 
building mass that is challenging to sensitively distribute on the site. The flat and singular design 
aesthetic results in a sculptural and iconic building; however, this approach also emphasizes the 
scale of the building within an area that seeks sensitive infill. The prevailing policy calls for a 
modified building in terms of its form and character and a number of changes would improve the 
relationship of the proposed building to the heritage context and view corridors. This includes 
material selections, building articulation and detailing and an overall less conspicuous aesthetic 
concept. A design approach that is more consistent with policy and complementary to the 
character of the area would also not drastically affect the proposed programme.    
 
On this basis, it is recommended that the application be referred back to staff to work with the 
applicant. However, should Council wish to move the application to a public hearing as currently 
proposed, an alternate motion is provided is provided for consideration.  
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ALTERNATE MOTION ONE (advance application as is)  
 
That Council, after giving notice and allowing an opportunity for public comment at a meeting of 
Council, and after the Public Hearing for Rezoning Application No.00746, if it is approved, 
consider the following motion: 
 

“That Council authorize the issuance of Development Permit with Variance Application 
No. 000155 for 749-767 Douglas Street, in accordance with: 

 
1. Plans date stamped December 4, 2020. 
2. Development meeting all Zoning Regulation Bylaw requirements, except for the 

following variances: 
i. Reduce the interior south west setback from 4.5m to 0m;  
ii. Reduce the interior south east side yard setback from 4.5m to 4.0m 
iii. Increase the height to 53m; 
iv. Relax the requirement for a 1:5 setback ratio from Douglas Street and Humboldt 

Street 
v. Reduce the required number of vehicle parking stalls from 221 to 127. 

3. The Development Permit lapsing two years from the date of this resolution.” 
 
 
ALTERNATE MOTION TWO (decline)  
 
“That Council decline Development Permit with Variances Application No. 000155 for 749 to 767 
Douglas Street.” 
 
 
Respectfully submitted, 
 
Miko Betanzo 
Senior Planner - Urban Design 
Development Services 

Karen Hoese, Director 
Sustainable Planning and Community 
Development Department 

 
Report accepted and recommended by the City Manager. 
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Land Acknowledgment

We acknowledge with respect the Lekwungen peoples on 
whose traditional territory the TELUS Ocean property stands 
and the Songhees and Xwsepsum (Esquimalt) Nations whose 
historical relationships with the land continue to this day.

This document outlines the development 
vision for TELUS Ocean, a proposed 
commercial office and retail building 
in Downtown Victoria. The document 
provides an overview of the proposed 
development concept – its planning and 
policy context, foundational planning and 
design rationale, as well as the associated 
City of Victoria applications processes.

About Contents
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"TELUS Ocean will enrich Victoria’s unique 
historical core with stunning, world-class 
architecture, and enhanced public spaces that 
create a truly welcoming destination for our 
team members, the community and indeed all 
British Columbians."  

– Darren Entwistle 
 President & CEO of TELUS
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Team
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TELUS 
Communications Inc.
Project Owner

TELUS is a dynamic, world-leading 
communications and information 
technology company with $14.7 billion in 
annual revenue and 15.2 million customer 
connections spanning wireless, data, IP, 
voice, television, entertainment, video and 
security. We leverage our globally leading 
technology to enable remarkable human 
outcomes.

Our long-standing commitment to putting 
our customers first fuels every aspect 
of our business, making us a distinct 
leader in customer service excellence 
and loyalty. TELUS Health is Canada’s 
largest healthcare IT provider, and TELUS 
International delivers the most innovative 
business process solutions to some of the 
world’s most established brands.

Driven by our passionate social purpose to 
connect all Canadians for good, our deeply 
meaningful and enduring philosophy to 
give where we live has inspired our team 
members and retirees to contribute more 
than $736 million and 1.4 million days of 
service since 2000. This unprecedented 
generosity and unparalleled volunteerism 
have made TELUS the most giving 
company in the world.

TELUS Garden - Vancouver, BC
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TELUS brings past experience in the 
successful implementation of our 
commercial office projects across the 
country. Examples of TELUS office 
developments in other key Canadian 
cities—including Vancouver’s TELUS 
Garden, Calgary's TELUS Sky, and 
Toronto's TELUS Harbour—showcase 
the architecturally-advanced and 
environmentally-sustainable building 
design that will characterize this new 
project.

As the leader in social capitalism, we 
are committed to delivering value to 
all our stakeholders. That commitment 
is embedded in everything we do and 
every decision we make. We are focused 
on the health of our planet to make the 
world a better place, and every aspect 
of our buildings architecture, mechanical 
design and energy resource utilization 
provides next-generation energy saving 
solutions. We endeavour to continue 
implementing solutions that generate net 
positive benefits, socially, economically 
and environmentally, for our team, our 
company and society.

TELUS 
Communications Inc.
Project Owner

TELUS Garden - Vancouver, BC

TELUS Sky - Calgary, AB

TELUS Harbour - Toronto, ON
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ARYZE is a Victoria-based infill 
development and construction company 
that approaches the built environment 
with a keen curiosity and ongoing search 
for knowledge. ARYZE blends traditional 
construction practices, intelligent 
design, and high performance building 
technologies—always striving to push the 
future forward.

The ARYZE mission is to gather the best 
people, use our business to create healthy, 
resilient places for our community to call 
home, and realize projects that shape our 
city in a positive way. Aryze today is just 
that—a group of educated, experienced, 
and skilled professionals working to create 
a new type of company; a constructor built 
on a foundation of advocacy, innovation, 
and performance.

We like to think of ourselves as 
entrepreneurs with an underlying goal 
of building better communities. We aim 
to shape the city we love and helps all 
Victorians find their ideal neighbourhood. 
This approach has naturally led us to 
building homes and projects that are 
fundamentally aligned with our creative 
and social values.

ARYZE Developments Inc.
Local Community Development Partner &  
Collaborator
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RJC
Structural Engineering

PFS Studio
Landscape & Public Realm Design

Integral Group
Sustainability & Green Engineering

Diamond Schmitt 
Architecture
Architecture & Building Design

Creative Thinking, Practical Results. It’s 
not just a tagline – thinking creatively 
allows RJC to consistently deliver unique 
and exciting projects and cost-effective, 
practical solutions. For over seven decades, 
RJC has been trusted to effectively 
integrate creativity and practicality to help 
make projects successful, specializing in 
structural engineering, building science, 
structural restoration, structural glass and 
façade engineering, and parking facility 
design. 

RJC's passion for inspired green design 
forces them to challenge norms of energy 
efficiency and material choice. Once 
regarded as atypical and avant-garde, 
sustainable design has evolved into a 
broad-based search for harmony between 
nature and the built environment and has 
quickly emerged as the norm in the industry 
and RJC takes great pride in our lead role.

PFS Studio is a leading Canadian planning, 
urban design and landscape architecture 
firm offering consulting services nationally 
and internationally on a wide range of 
projects for both the public and private 
sectors. The firm has been in practice 
for over thirty years (formerly as Phillips 
Farevaag Smallenberg) and produces its 
award-winning work from its Vancouver 
studio and through a strategically allied 
joint enterprise in China. PFS Studio has 
led or been centrally involved in many 
large scale planning and design projects 
throughout Canada, the US, China and 
other international locations abroad.

Over our many years of practice, PFS 
Studio has received major recognition 
through numerous planning, urban design, 
heritage and landscape architecture 
awards. These awards confirm their 
commitment to innovation, technical 
advancement and cost effective design 
solutions as well as a keen ability to create 
memorable and engaging public spaces.

 

Integral Group is an integrated global 
network of design professionals 
collaborating under a single deep green 
engineering umbrella. They provide a 
full range of building system design and 
energy analysis services, with a staff 
widely regarded as innovative leaders in 
their field and a passion for sustainable 
design that runs deep.

Sustainability—the nexus of social, 
environmental, and economic factors—is 
imperative to the future success and 
resilience of our communities. Integral 
Group's crosscutting services focus on 
health and wellness, comfort and district-
scale planning to reduce our use of 
resources like energy, water and materials, 
thus reducing carbon emissions. They take 
a whole-systems approach to buildings 
and communities, integrating our building 
simulations, passive design strategies 
and resource-efficient active mechanical 
system designs.

Diamond Schmitt Architects (DSA) has 
built a culture of design excellence and 
innovation across a range of building 
types. They design buildings that elevate 
and enrich communities. By working 
collaboratively with clients, looking 
carefully at sites and their broader 
contexts, their designs improve the 
organizations that use them. They believe 
architecture can inspire and empower 
people to realize their full potential.

Diamond Schmitt Architects operates 
on the world stage but bring a Canadian 
understanding to their work. They respect 
difference, value nature, promote health 
and safety, work hard, and strive for 
compassion. Great beauty is created from 
these principles, and it is immediately 
evident how their work enhances its 
surroundings. Their buildings transcend 
client expectations—and also those of the 
people who use them. 

As a result, Diamond Schmitt Architects 
has received more than 250 regional, 
national and international awards for 
design, including seven Governor 
General’s Awards for architecture.
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Overview
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TELUS and the City of Victoria share a 
common vision of creating sustainable, 
high-value jobs within Victoria's emerging 
technology sector. This major new 
business and innovation centre will 
significantly contribute to Victoria’s 
economic strength, culture and social 
vitality, while alleviating pressure for 
additional downtown office space. The 
proceeds from TELUS' investment into 
the community will be used to advance 
priorities like affordable housing, and 
additional property tax revenue will help 
fund City programs, services and public 
realm improvements.

By injecting millions of dollars into the 
local community, TELUS Ocean will create 
hundreds of local jobs and generate new 
opportunities and economic spinoffs 
for the Victoria Conference Centre and 
surrounding Downtown businesses. 

TELUS Ocean is envisioned as an iconic 
architectural landmark—a centre of 
activity, creativity and innovation in the 
heart of Victoria’s Downtown and Inner 
Harbour. 

As the future home of the TELUS Victoria 
team, TELUS Ocean will celebrate design 
excellence and leading edge sustainability 
practices, creating a natural sense of 
gravity that draws future investment, new 
business, people, and collaboration.

D o u g l a s  S t r e e t  

H u m b o l d t  S t r e e t  

Vision Commitment to Victoria

TELUS Ocean will become the regional 
headquarters for approximately 250 
TELUS employees and home to an 
innovation hub that will showcase 
advanced communications and 
information technology. As a leading 
international employer, TELUS Ocean will 
help support the stability and growth of 
family-sustaining jobs in Victoria. Including 
other future building tenants, TELUS 
Ocean is anticipated to host over 500 full 
and part time employees. 

TELUS is committed to business 
innovation and continued investment 
in Victoria in the face of COVID-19. 
As British Columbia's largest private 
sector employer, TELUS aims to bolster 
Victoria's economic recovery by ensuring 
that its downtown continues to remain 
the economic and commercial heart 
of the region. TELUS Ocean will stand 
as a lasting symbol of our passionate 
commitment to the Victoria community, 
our customers and our team members.
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Positioning Victoria
for the Future

Victoria is quickly emerging as a future-
ready global hub for technology and 
innovation. TELUS Ocean represents a 
vital step in realizing the City’s 'Victoria 
3.0' vision of building a new local high-
value economy that will meet the needs of 
today and anticipate those of tomorrow.

TELUS Ocean will help build a stronger, 
more resilient economy, helping bring 
the City’s recovery, reinvention and 
resilience plan—Victoria 3.0—to life. The 
plan outlines six big, bold moves that the 
City of Victoria plans to make as part of 
Victoria's evolution into a gloabl hub of 
technology and innovation. The three key 
Victoria 3.0 goals that closely align with 
the TELUS Ocean development vision are 
detailed on the following page.

Re-imagine Victoria's Brand & Story

The City plans to further establish Victoria as a 
leader in technology, sustainability, innovation and 
continuous job growth, aligning closely with the 
TELUS Ocean proposal that intends to support 
growth by attracting and retaining local talent to high-
value tech jobs.

2

Redevelop Victoria's Conference Centre

Located directly across Douglas Street from the 
TELUS Ocean site, the Victoria Conference Centre 
has been identified for capacity upgrades and a digital 
refresh, aiming to boost economic generation in and 
around the centre and showcase Victoria’s thriving 
tech ecosystem. TELUS Ocean may act as a leading 
catalyst to seeing these upgrades realized.

3

Tech is #1 – Tell & Sell Victoria's Tech Story

With Victoria’s flourishing tech sector being the 
region’s largest private industry, creating over 
$5-billion of economic impact annually, the City 
plans to actively support, develop and promote its 
continued growth. TELUS Ocean will become a key 
hub in Victoria's tech and innovation ecosystem.

1

Victoria 3.0 Vision
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Design Excellence
& Innovation

Principled 
Approach

As the future home of the TELUS Victoria 
team, TELUS Ocean will celebrate design 
excellence and innovation. The TELUS 
Ocean development vision is underpinned 
by five key project principles that have 
guided the project from the outset, 
weaving together iconic architecture, 
technology, programming, and the people 
spaces between them.

Promote Community & Local Culture

TELUS Ocean will act as a community innovation 
hub, showcasing and supporting Victoria’s vibrant 
and unique urban culture by welcoming local art 
exhibitions, playing host to local events, partnering 
with community organizations, building awareness of 
ocean issues and research, and facilitating start-ups 
and small business incubation. 

Ensure Market Relevance

TELUS Ocean will establish a thoughtful and 
responsive mid-rise building form that’s appropriately 
scaled, responsive to the Victoria market, and 
reflective of the local and economic context.

Design an Iconic & High Quality Building

TELUS Ocean will be defined by a celebrated, 
innovative and contemporary building design that 
complements the surrounding community and 
nearby landmarks like the Empress Hotel and Crystal 
Garden. TELUS Ocean will reflect a commitment to 
high quality indoor environments and healthy spaces 
by integrating best practices in sustainable site and 
building design, including water, energy, materials 
and resource efficiency.

Integrate Smart & Efficient Features

TELUS Ocean will celebrate and embody innovation 
with cutting-edge technology integration. Smart 
building features will include building-wide TELUS 
PureFibre connectivity, automated building 
management systems, digital wayfinding, public 
Wi-Fi hubs, and smart solar-powered furniture 
that doubles as public charging stations. These 
key features improve building security, operational 
efficiency, and the user experience across the public 
and private realm.

Enhance the Private & Public Realm

TELUS Ocean will incorporate building and site 
design elements that create inviting, productive, 
and pedestrian-friendly spaces with at-grade retail 
activity, green spaces, amenity areas, and high-quality 
streetscape features. TELUS Ocean will capitalize on 
the strategic site location by encouraging multi-modal 
transportation and by providing on-site access to 
bicycle storage, showers, locker facilities, and electric 
vehicle charging stations.
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Rare 
Opportunity

At the junction of Douglas and Humboldt 
Streets, in the heart of Victoria’s Inner 
Harbour, lies one of the last remaining 
large-scale development sites in 
downtown Victoria. 

Located at 767 Douglas Street, TELUS 
Ocean will seize on a rare opportunity to 
create a new centre of gravity, where the 
historic meets the emergent. 
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767 Douglas Street

At the southern end of Victoria’s Downtown, 
this unusually shaped site is positioned as 
a natural urban node and crossroads – for 
people, transportation networks, varied 
urban densities and building heights. 

Contemporary and historic architecture 
coexist here, with uses in the area 
transitioning from cultural and commercial 
to institutional and residential, with a diverse 
and eclectic mix of hotels, gathering spaces, 
apartment buildings, and local businesses.

Where Old Meets New
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Official Community Plan 

Policy Context
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Public Space / 
Facilities

Core ResidentialCore Inner Harbour / 
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Core EmploymentCore BusinessCore Historic

Victoria's Urban Core Local Area Plan

New Rapid Transit 
Corridor

Proposed Frequent 
Transit

People Priority 
Greenway

Existing Bikeway

Key Pedestrian 
Street

Proposed Major 
Exchange

Objectives

The City of Victoria’s Official Community 
Plan (OCP) provides broad, overarching 
direction on how Victoria should grow 
and change over the next 30 years. It 
plans to position Victoria for the future, 
with significant population increases 
and an economic transition away from 
manufacturing and shipping toward 
technology anticipated to continue. 

TELUS Ocean falls within the Downtown 
neighbourhood, which is considered by 
the OCP in conjunction with the Harris 
Green neighbourhood. This area is at the 
heart of Victoria’s Urban Core, a region 
intended to accommodate at least 50% 
of Victoria’s population growth and 20% 
of Victoria’s employment growth. TELUS 
Ocean will help realize the OCP's goals 
for additional economic and employment 
growth within Victoria's emerging 
technology sector.

Transportation Planning

The TELUS Ocean site is located 
immediately adjacent to a planned Rapid 
Transit Corridor, at the apex of two 
Key Pedestrian Streets—Douglas and 
Humboldt—and less than one-block 
from a proposed Major Transit Exchange. 
There are existing Bikeways directly to the 
site, which are also only a stone’s throw 
away from a People Priority Greenway 
and multiple proposed Frequent Transit 
lines. In addition, the site is directly across 
Douglas Street from a Regional Bus Hub, 
and less than 500m from both sea plane 
and ferry terminals along the harbour. 

Local Strategic Direction

The TELUS Ocean site is located within 
the Core Inner Harbour / Legislative 
Urban Place Designation, which 
anticipates buildings up to 15 storeys, 
with densities up to 4:1 considered in 
strategic locations. Commercial and office 
uses are encouraged in this district, and 
local planning has strategically targeted 
increased height and density along 
Douglas and Yates Streets, in addition 
to the general strengthening of the 
Core Business area by increasing office 
capacity.
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6.0 FSR

30m
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Height Framework

The TELUS Ocean site is currently 
designated for a maximum height of 
45m. A major goal within the DCAP is to 
enhance the skyline of the Inner Harbour 
District by placing larger buildings behind 
prominent heritage buildings. Utilizing the 
“Urban Amphitheatre Concept”, heritage 
buildings like the Empress Hotel frame 
the harbour while the City encourages 
taller buildings to be developed behind 
them, primarily concentrated along 
Douglas Street and within the Central 
Business District. The rising topography 
from the waterfront towards Douglas 
Street provides TELUS Ocean the ability 
to complement the Empress Hotel, 
emphasizing its rich detail without 
diminishing its visual prominence.

Density Framework

The Inner Harbour District falls within a 
Special Density Area that does not set out 
density objectives. Changes to density in 
this area are considered through rezoning 
applications in light of local context and 
other policies and design guidelines. As 
the site is located at the border of the 
Central Business District, adjacent to 
multiple high-density buildings and across 
the street from an area with a maximum 
Floor Space Ratio (FSR) of 6.0, TELUS 
Ocean proposes to support the area with a 
higher-density building through a rezoning 
application that seeks to strengthen the 
area's economic vitality, enhance its public 
realm and contribute to its employment 
growth.

Objectives

 
Victoria's 2011 Downtown Core Area Plan 
(DCAP) provides policy direction for land 
use, economic growth and development in 
the heart of the Victoria region over a 30 
year time horizon. This Plan also functions 
as the Local Area Plan for the Downtown 
and Harris Green Neighbourhoods. 
Growth forecasts estimate that by 2026 
the total demand for additional floor 
space in Downtown Victoria could exceed 
1,000,000m² and that the Downtown 
neighbourhood alone may experience a 
shortfall of up to 616,900m² within the 
next 5 years.

TELUS Ocean is located within the Inner 
Harbour District, a celebrated world-
class gateway to Victoria recognized 
for its picturesque quality, vitality and 
concentration of landmarks. This District 
has been identified for economic growth, 
public realm improvements and business 
activities. Bordering the Commercial 
Business District, the main employment 
centre for Victoria and the region, TELUS 
Ocean seeks to reinforce the economic 
vitality needed for the area’s long-term 
function.

Downtown Core Area Plan
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Great Buildings

Looking towards great buildings, TELUS 
Ocean is proposed as a striking yet 
contextually appealing form, taking 
advantage of its key apex terminus and 
framing the pedestrian experience at 
grade. The building's singular modern 
design creates a commanding ‘prow’, 
emphasizing verticality, while its unique 
façade animates textural detailing, 
reflection, transparency, and lighting to 
create an ever-changing appearance that 
responds contextually to neighbouring 
buildings like the Empress Hotel.

1

2

Hanzas Spire (Lativia) 
AI Studio

Kilden Performing Arts Centre (Norway) 
ALA Architects

The Crystal (Denmark) 
Schmitt Hammer Lassen Architects

1 

2

3

3

Design  
Inspiration
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Vibrant Public Spaces

The public space design for TELUS Ocean 
is generated by its strong relationship to 
the sea and the open space system that 
connects Beacon Hill’s Finlayson Point to 
James Bay. The unifying design theme and 
inspiration for every space is the idea of 
the Ocean, which is referenced through 
multiple means.

Paving patterns evoking oceanic 
oscillation

Curved forms and gardens referencing 
bio-diverse tidal pools

Subtle 'tidal pool' LED lighting evoking the 
magic of oceanic phosphorescence

Undulating wood benches evoking 
sculptural driftwood

Mudflat and Garry Oak meadow species 
referencing the area's historic landscapes

Undulating water features referencing 
local geography and native plantings

1 

2

3

4

5

6

1

3

5

2

4

6
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Key Site 
Challenges

Hotel Fairmont Empress

Crystal Garden

The Falls

The Aria

Victoria 
Convention 
Centre

James Bay
767 Douglas Street

1

2

3

3

4

4
5 7

8
910

10

Compact, sloped and uniquely-shaped lot 
creates numerous constraints for both site 
and building design

Closure of Humboldt Street limits direct 
vehicular access for parking and loading

Close interface with nearby buildings 
requires careful design consideration of all 
five building façades

Creating a contemporary and 
complimentary backdrop to the existing 
high quality heritage context

7

 
8

9

10

Key Site 
Strengths & Opportunities

Prominent and central Downtown location 
at a major crossroads, with excellent 
transit and cycling connections

Adjacent to one of the few public plazas in 
Downtown Victoria

Situated within a context of prominent 
heritage landmark buildings

Surrounded by an eclectic mix of modern 
architecture

Impressive views of the mountains,  
Beacon Hill Park and Victoria's Inner 
Harbour

1

2

3

4

5 Challenges & 
Opportunities
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Big 
Moves

2  Reorganize Building Mass To Prow

The southwest portion of the building envelope is 
reallocated to the northern portions of the building, 
creating generous relief from The Aria residences.

1  Extrude Flatiron Envelope

The triangular shape of the site's boundaries sets the 
framework for a prominent, flatiron style building 
envelope, with a strong northern prow.

5  Carve Open Air Terraces & Rooftop Deck

Flexible outdoor amenity spaces emerge as more 
building mass is carved away, creating vibrant people 
places above street level.

4  Orient Occupied Space For Privacy

Privacy for adjacent area buildings is maintained 
through strategic location of building core, circulation 
and operations spaces at the easterly corner.

6  Integrate Ocean Wave Façade Gesture

A bold thematic link to the local context is integrated 
into the building façade, with light shaping window 
wells that form the visual cue of a rolling ocean wave.

7  Provide A High Quality Public Realm

Generous building setbacks form the site's north and 
south plazas, creating an expansive and amenity-rich 
public realm experience.

3  Pinch To Street Level

A welcoming public realm is created by pushing the 
building envelope inwards at grade, while pinching 
down at the southern vertex to preserve key views.
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The ocean is said to symbolize  
an open, unknown market;  
free from competition,  
and an optimistic outlook on the future.  
A rich ecosystem essential to life,  
with currents circulating the entire globe 
—the ocean reminds us that 
we are All Connected for Good.

→ 

View from Douglas Street and 
Humboldt Street

Development 
Vision
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↑ 

View of the main entrance 
along Douglas Street

→ 

View of the lobby 'City Room' 
(along Douglas Street)

TELUS Ocean will be a striking yet 
contextual form, taking advantage of 
its flatiron terminus on one of Victoria’s 
most prominent intersections. The design 
will make a significant contribution 
to the public realm of the area – both 
outside and inside the building – and will 
literally and symbolically engage with 
the knowledge and imagery of the ocean 
through its architectural and landscape 
design, material palette, lighting, water 
feature and media installations.

A lively edge will be created at the site's 
at-grade apex, with the building's metallic 
soffit pulling upwards and reflecting light 
onto the sidewalk, providing a backdrop 
to reflect the new water feature's light. 
The 'City Room' is intentionally designed 
to blur the usual lines between the public 
and private realm, dissolving boundaries 
and opening up a welcoming, new social 
space. Spill-out activity will animate the 
corner, inviting people in to sit and enjoy a 
new art-centred media screen.



4948

↑ 

Looking south from the 
northern prow’s roof terrace

← 

View of the terraces from 
above

TELUS Ocean's commanding 'prow' 
design will be amplified through 
considerate geometry, detailing, and 
lighting that will allow it to act as an 
alluring lantern at night. Numerous new 
natural spaces will be created throughout 
the building, including its lobby, rooftop 
and multiple landscaped terraces. Around 
the building, generous public spaces that 
reference the palette of a Pacific beach 
will be created, with the plaza that extends 
towards the Crystal Garden being further 
activated with an overlooking restaurant.

Acting as a marker of the southern 
edge of Victoria's Downtown, TELUS 
Ocean will boast high-calibre views 
of both the city and the harbour. The 
building will additionally utilize its central 
location by acting as a draw to people 
in the immediate neighbourhood and 
further beyond, with its unique form and 
functional alignment with nearby buildings 
establishing TELUS Ocean as an urban 
identifier and natural centre of gravity.
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A Landscape Inspired By 
Nature
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The landscape design for TELUS Ocean 
is generated by its strong relationship to 
the sea and the open space system that 
connects Beacon Hill’s Finlayson Point to 
James Bay. 

James Bay once extended across the 
TELUS Ocean site, running along the 
edge of Humboldt and Belleville Streets, 
extending to nearly Blanshard Street. The 
bay was a tidal mudflat rich in marine 
life, and the traditional territory for the 
Songhees First Nation who called the area 
“Whosaykum” or ‘Muddy Place’.  Along the 
drier shore, camps housed people tending 
the camas fields of “Meegan” (Beacon 
Hill) or gathering rushes for mats in James 
Bay. The bay was fed by a creek that in the 
rainy season allowed travel between the 
Inner Harbour and Ross Bay.

Beacon Hill Park is just south of TELUS 
Ocean, and was once a vast expanse 
of Garry Oak Savannah managed for 
thousands of years by Lekwungen Peoples. 
The Savannah is composed of rolling hills, 
rocky outcroppings, flowering prairie, and 
stands of Garry Oak. Flowers such as blue 
camas, chocolate and white fawn lilies, 
satin flower, golden paintbrush and lupines 
attracted over 40 species of endemic 
butterflies. 

Historic Empress Hotel Gardens

James Bay

Garry Oak Ecosystem

Tidal Mudflat

Wave-washed Beach

Finlayson Point
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Landscape Plan

TELUS Ocean features several key public 
spaces that will contribute to the open 
space network that connects Beacon Hill 
Park and the Waterfront in front of the 
Empress Hotel. 

TELUS Ocean provides generous building 
setbacks that are greater than standard 
policy and bylaw requirements, creating 
a spacious and high quality public realm 
experience. Sculptural seating, lush 
planting masses, high quality paving and 
other amenities are extended throughout 
the site and beyond the property line 
to enhance the pedestrian experience 
and improve the legibility, quality and 
vibrancy of the public spaces adjacent 
to the project site. A new public plaza is 
created by closing the northern portion 
of Humboldt Street to vehicular traffic 
to allow bicycles and pedestrians only. 
And the project improves the existing 
plaza south of the building, as well as 
the pedestrian extension linking Penwell 
Street to Douglas Street.
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TELUS’ main entrance is graced with a 
generous forecourt punctuated by an 
ovoid glowing ‘tidal pool’ planter densely 
planted with massings of colourful native 
plants. A feature art work could be located 
in this area. This planter is wrapped with 
a sinuous sculpted under lit bench that 
extends out into the plaza enveloping a 
tree. A second storm water planter with 
massings of rush spans inside the building. 
Both planters feature pixelated blue 
lights. Humboldt’s north end is closed to 
traffic and a new bike lane is delineated 
with bollards and a row of street trees. 
Beyond fixed seating, this area could 
accommodate temporary art and movable 
furnishings.

↑ 

Looking south from Humboldt 
Street

← 

North Plaza Landscape Plan 

Key Public Spaces
North Plaza
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The renovated south plaza features a 
variety of gardens with sinuous underlit 
wood seating, a stage / platform for 
small performances and lounging, and 
a Garry Oak grove. The layout of the 
plaza allows for larger audiences to be 
seated facing the stage or the building's 
integrated digital display during events, 
or to configured accommodate movable 
tables and chairs, or small markets. The 
digital video display has been oriented 
away from adjacent residential units in the 
Aria and will only be active during specific 
operating hours. An adjacent restaurant 
terrace helps to activate the edges of the 
plaza. This plaza connects to the planted 
path in front of the Aria which leads 
directly to Cridge Park, and Beacon Hill 
beyond. Massings of Camas, Chocolate 
Lily and other Garry Oak meadow species 
will act as attractors to endemic butterflies 
and other pollinators.

↑ 

South Plaza Landscape Plan 

← 

Looking north from The Aria

Key Public Spaces
South Plaza
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Key Public Spaces
Penwell Extension

An enhanced pedestrian connection 
between Douglas and Humbolt Streets 
expands the existing pedestrian realm 
adjacent to The Aria and creates a 
universally accessible through connection 
to Penwell Street. A Garry Oak meadow 
landform is mounded up around the 
parking ramp, creating a landscaped sunny 
slope where visitors can watch the public 
life of the plaza unfold. Brick striations 
extend the existing paving pattern across 
to the meadow, and a new ramp enables 
universal access.

↑ 

Looking Northeast through  
the Penwell Extension

← 

Penwell Extension 
Landscape Plan 
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Key Public Spaces
Douglas Streetscape

Douglas Street is Victoria’s traditional 
ceremonial and retail main street as well as 
a principal transit corridor. From the north, 
it is a key gateway to downtown. Across 
the street from the site is the Empress 
Hotel and conference centre. The ‘Swash’ 
paving pattern is extended from building 
face to back of curb in order to express 
the connectivity of north plaza to south, 
and to extend the public realm expression 
inside the lobby and into its amphitheatre.  
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An undulating water feature spans 
interior to exterior and is lined with a 
sculpted wood bench that acts as an artful 
backdrop to the amphitheatre. A newly 
designed bus shelter is located adjacent 
to another bench to acknowledge the 
busy nature of the street and to provide 
seating for those waiting for the bus. New 
street trees are introduced to create a 
continuous green edge. A set of three 
steps lead from the sidewalk to the two 
commercial retail units with ramps both 
north and south for ease of access.
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Underground
Parking
Underground
Parking

RetailRetail RestaurantRestaurant

‘City Room’ Lobby‘City Room’ Lobby
South PlazaSouth Plaza

North PlazaNorth Plaza

Tenant SpaceTenant Space

Indoor Amenity &
Event Space 
Indoor Amenity &
Event Space 

Roof Terrace & 
Event Space
Roof Terrace & 
Event Space

Spaces For All

TELUS Ocean has been thoughtfully 
designed to integrate a variety of people 
spaces not only at the street level but 
throughout the building's interior. 

The multi-level lobby acts not only as an 
arrival space but also a place to gather, 
learn and reflect. Meanwhile, retail 
spaces that span the remainder of the 
ground floor allow activity to spill out onto 
Douglas street and the south plaza.

Generous and light-filled tenant spaces 
represent an evolution of the traditional 
workspace, including the integration of 
flexible outdoor terrace workspaces that 
promote wellness, spark casual interaction 
and promote the exchange of ideas. 

Various indoor and outdoor gathering 
spaces throughout TELUS Ocean have 
been designed to accommodate a 
variety of programming and event needs, 
including opportunities for community 
events and publicly accessible venue 
spaces.

A Program 
for People



6968

Site Access & Circulation
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Floor Plan
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Floor Plan
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Floor Plan
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Floor Plan
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Floor Plan
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Floor Plan
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Floor Plan
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Floor Plan
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Floor Plan
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Floor Plan
Roof
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Building Elevations
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±22m±22m

Looking Northeast

TELUS Ocean's uniquely shaped site seeks 
to act as an urban node and nexus that 
transitions itself between surrounding 
cultural and commercial uses to residential 
uses such as hotels and apartment 
buildings. Reflecting the nearby Falls and 
Aria buildings, TELUS Ocean generally 
slopes upwards towards the north. By 
placing the bulk of the building’s form 
towards the north and drastically reducing 
its upper floorplates, TELUS Ocean allows 
more access to views at higher levels, 
protects the existing views from the Aria, 
and minimizes shadowing impacts on the 
nearby Falls building and the intersection, 
all while keeping the Penwell Extension 
clear and filled with daylight. In order to 
further preserve equitable access to light 
and air, the building's form is significantly 
stepped-back from the Aria’s residential 
homes by ±22m — significantly exceeding 
existing policy and bylaw requirements. 

The building’s glass façade design is 
inspired by the rolling waves of the ocean 
and the site’s historical inter-tidal nature. 
The ‘waves’ are detailed abstractly in the 
glass, eschewing simplistic depiction and 
creating interest and animation without 
competing with the form. The terraced 
corner is cut back and intentionally 
located at the south end of the building 
to minimize overlook of residential spaces 
in the Aria. In addition, terraces are 
significantly scaled-down and landscaped 
in order to frame the plaza in a manner 
similar to the Aria, while addressing 
privacy along the residential interface.
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The AriaThe Aria

The EmpressThe Empress
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Digital Media
Installation

Looking North

TELUS Ocean's intent is to maximize the 
extent of pedestrian realm, to animate it, 
and to enhance it through good design. To 
achieve this, the building’s mass is carved 
away along Douglas Street to create 
more pedestrian room, combined with 
softened landscaping and a lifted soffit 
that creates a friendly sense of enclosure 
and frames the street. Overhangs provide 
weather protection at these key public 
realm spaces, including the mid-block 
pedestrian crossing between Penwell 
Street and The Empress. The southern 
plaza is enlivened with a restaurant and 
patio space that activates and animates 
the edge of this public space, but is placed 
far enough away from nearby residential 
units as to not cause undue noise. In 
addition, the southern plaza enjoys a 
digital media installation that aims to add 
further vitality to the area by showcasing 
content and providing adaptive signage.

Looking West

The building’s ‘prow’ lifts up to its apex 
at the north, reflecting the massing of the 
nearby Aria and Falls buildings, while the 
sloping roof parapets screen mechanical 
equipment. The parkade entry is placed 
along the site’s lowest point off Humboldt 
Street and close to the Aria, minimizing 
the impact of vehicular and bicycle traffic 
by facing it towards existing commercial 
uses and aligning itself with the nearby 
Doubletree building’s parking entry. The 
setback and height of this parkade and the 
main building at grade along Humboldt 
Street reflects the lines created by the 
Aria, with landscaping above the parkade 
entry providing the area with additional 
greenery. The height of the overhang along 
Douglas Street directly responds to the 
height of the Conference Centre, and the 
soffits at the north corner lift to provide a 
framed visual connection of the Empress 
when walking towards the harbour.
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View from the Harbour

Outline of The Empress

Given the site’s layered history and close 
proximity to acknowledged heritage 
buildings, special design consideration 
has been made to ensure that historical 
relationships are not only maintained, but 
enhanced and strengthened by TELUS 
Ocean. Rather than search for ways to 
be directly compatible, TELUS Ocean 
responsively uses its design to respect 
and complement the existing built 
context. Materials and detailing have been 
selected and designed as to stand out 
as differential, while mirroring the high 
standards set out by both the heritage and 
contemporary buildings in the vicinity.

Seeking to bolster the visual impact 
of The Empress from the harbour, 
TELUS Ocean creates a uniform and 
unimposing backdrop to highlight this 
historic landmark, while also referencing 
The Empress’ roofline as seen from the 
water. The height and angles of TELUS 
Ocean respond to the layered urban 
amphitheater concept, with the building’s 
slope specifically echoing the rise of 
amphitheater layers towards Downtown’s 
centre. The highest point of the prow’s 
cantilever in the north is designed in 
response to the rising scale of The 
Empress, and the building's southern cut 
references the angles of The Empress’ 
roofline and reduces the building's bulk 
seen from the harbour.

A visual and functional connection 
between buildings and places is 
intentionally maintained through reflection 
and uniformity. The singular character 
of TELUS Ocean enhances the detailed 
geometry of The Empress’ roofline, instead 
of offering competing texture, grain 
and varying materiality. The upper glass 
chosen for TELUS Ocean was specifically 
selected to have higher reflectivity to 
emphasize The Empress, reflecting the sky 
and taking on a background quality when 
viewed from the harbour, while reflecting 
other nearby buildings when viewed from 
close-by.

TELUS Ocean behind The Empress as viewed from Laurel Point
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1 High Reflectance Glass
High Performance Capless Curtain Wall

2 High Reflectance Glass
High Performance Capped Curtain Wall

5 Wood Plank 
Cedar or Composite Branch

6 Smooth Slabs and Veneer 
Haddinton Stone with Anti-Graffiti Coating

3 Low Reflectance Glass
High Performance Capless Curtain Wall

4 Composite Metal Panels 
Silver Metallic Finish
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Digital Media
Installation

The AriaThe Aria

The EmpressThe Empress
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Architectural 
Materials Palette
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A Holistic Approach 
to Future Growth

Sustainable 
Design

TELUS has taken a holistic approach to 
protect biodiversity and support the well-
being of communities by designing this 
building and planning its construction to 
support climate change mitigation and 
adaptation. TELUS Ocean will celebrate 
biodiversity and restore ecosystems, foster 
a culture of wellness to drive meaningful 
social change, and reduce emissions 
through low carbon and resilient design. 
Some of TELUS Ocean's key green 
building features are highlighted here.

Restore Ecosystems

Pollinator ecosystems with native flowering plants 
from Garry Oak Meadows will be integrated 
throughout the plaza and rooftops.

Harvest & Recycle Rainwater

To reduce potable water use, rainwater will be 
harvested and reused for greywater, landscaping 
irrigation and topping-up the lobby's water feature.

Achieve Low Carbon Compliance

Smart building technology, passive design, efficient 
heating and energy recovery systems, and airtightness 
will improve building performance, with a target to 
meet or exceed Step 2 of the BC Energy Step Code.

Inspire and Educate

Art and digital interaction will convey ecosystem 
health and building performance data to celebrate 
biodiversity, and inspire and educate the community.

Provide Fresh Indoor Air

Optimum indoor air quality will be promoted using 
dedicated outdoor air systems with demand-
controlled ventilation.

Bolster Biodiversity

Lush tree canopies will support urban habitat 
corridors and carbon sequestration, supporting local 
biodiversity connectivity and strengthening urban 
forest conditions.
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Sustainable Business 
& Environmental 
Responsibility

TELUS Ocean will align with the 
company’s sustainability goals including 
social purpose governance, workplace 
wellness, active carbon footprint 
mitigation and achieving carbon-neutral 
operations by 2030.

Enhance Cycling Amenities

Short- and long-term bicycle parking will be available 
on-site, contributing to neighbourhood bikeability and 
enabling sustainable modes of transportation.

Optimize Natural Daylighting

Daylighting opportunities have been optimized 
utilizing modeling, allowing access to natural light 
while controlling glare to improve comfort.

Generate Renewable Energy

On-site renewable energy production will be 
showcased via solar photo-voltaic panels that capture 
energy from the sun and help power exterior lighting.

Provide Electric Charging

Electric charging capabilities will be provided 
throughout TELUS Ocean's parkade, as well as its 
indoor bicycle room, with wiring to allow for further 
electric charging as demand increases.

Introduce Energy-Efficient Heating

Deep operational carbon emission reductions will be 
pursued using electric heat pumps, radiant heating 
and cooling systems, and heat recovery technology 
with the highest efficiency commercially available for 
Victoria's climate.

Design Passively & Resiliently

The building's terraces carve away from the south and 
provide opportunities for shading from tree canopies, 
and the sawtooth façade delivers solar shading, all 
while providing access to nature and maintaining 
valuable views of the City and Ocean.
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Concurrent Development Process

The site’s current zoning (CA-4 Central 
Area Commercial Office District) does 
not contemplate the advanced building 
design features proposed by the TELUS 
Ocean development vision. As a result, 
the project team is seeking a Rezoning 
and supporting Official Community 
Plan (OCP) amendment to transition 
the subject lands to a Site Specific New 
Zone. The proposed zoning change will 
allow a maximum building height of ±54m 
and a maximum Floor Space Ratio (FSR) 
of ±5.6. To provide additional certainty 
to stakeholders and ensure a high 
quality outcome that is directly aligned 
with the proposed zoning change, the 
project team has submitted a supporting 
Development Permit application 
concurrently, allowing both the zoning 
change and detailed architectural design 
of TELUS Ocean to be reviewed together 
by City of Victoria Staff and local area 
stakeholders.

Existing OCP Height 
15 storeys

Proposed Height 
±11 storeys

Existing OCP FSR 
4.0

Proposed FSR 
±5.6

CA-4
Max. FSR: 3.0

Max. Height: 43m

CA-4
Max. FSR: 3.0

Max. Height: 43mIHE

CA-4

CA-4

CRIDGE
PARK

ROYAL B.C.
MUSEUM

EMPRESS
HOTEL

ST. ANN’S
ACADEMY

CA-37

CA-80CD-13

CA-47

CA-11

CA-53

CBD-1
CBD-2

OTD-1
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LDT STREET

BELLEVILLE STREET

BURDETT AVENUE
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NEW ZONE
Max. FSR: 5.6

Max. Height: 53mIHE

CA-4

CA-4

CRIDGE
PARK

ROYAL B.C.
MUSEUM

EMPRESS
HOTEL

ST. ANN’S
ACADEMY

CA-37

CA-80CD-13

CA-47
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Existing Zoning Proposed Zoning

Proposed 
Change
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By The Numbers

±453m2 
Retail / Restaurant (±4,876ft2)

±2,582m2 
Site Area (±27,792ft2) 

±14,379m2 
Gross Floor Area (±154,774ft2) 

±5.6FSR 
Max. Floor Space Ratio

±53m 
11 Storeys

±10,903m2 
Office / Medical (±117,356ft2)

6 Storeys 
Tenant Space 

2 Storeys 
TELUS Space

±250 
TELUS Employees

4 
Open Terraces 

4 
Enhanced Outdoor Spaces 

2 Storeys 
Amenity Space

±48% 
Open Site Space (1,238m2)

±140 
Bicycle Stalls

±100 
Class 1 stalls 

±40 
Class 2 Stalls

±127 
Vehicle Stalls

3 Levels 
Underground Parkade

1 Storey 
Retail / Restaurant
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Transportation Study
Transportation Impact Assessment (TIA) Summary

Introduction

In support of the proposed rezoning and associated 
development vision, Bunt & Associates completed 
a Transportation Impact Assessment (TIA). This 
investigation included an analysis of the expected 
impact that TELUS Ocean will have on local area 
traffic, its parking demand, its mobility context, 
its proposed site access and circulation, and its 
Transportation Demand Management (TDM) 
strategies for lowering traffic and parking demands. 
The study has been submitted for review by the City 
of Victoria as part of the application process. Some of 
the key conclusions of the TIA are outlined here.

Traffic Analysis

TELUS Ocean is anticipated to have minimal impact 
on the adjacent road network, with all nearby 
intersections expected to continue to operate below 
their designed capacity thresholds post-development.

The impact of the vehicle trips that the building is 
forecasted to generate is considered negligible, 
highlighting the near indiscernible impact of TELUS 
Ocean in terms of adjacent intersection operation.

Parking Demand

TELUS Ocean is proposed with 127 parking spaces 
located in a three-level underground parkade. This 
vehicle parking supply is anticipated to be greater 
than the building’s demand, and is in fact expected 
to add to the downtown parking pool, allowing for 
parking spaces to be available to external vehicles. 
TELUS Ocean's office and commercial-retail uses 
are expected to have different peak demand times, 
allowing parking spaces to be efficiently shared and 
occupied, with actual parking demand anticipated to 
generally be in the range of 30-80 vehicle spaces.

As a TDM strategy, TELUS Ocean's bicycle parking 
significantly exceeds bylaw guidance. One-hundred 
and six (106) long-term, well-managed, secure, 
accessible and covered bicycle parking stalls will be 
provided in a priority-located bicycle storage room 
on the building's first-level. Sixty-four (64) short-term 
bicycle stalls will be provided near the building’s main 
entry and within sight of the Humboldt Street cycling 
route, in well-lit and highly visible areas.

Walking

TELUS Ocean is well connected to Victoria's 
pedestrian network and within walking distance 
of nearly all typical amenities and services. Two 
key pedestrian streets—Douglas and Humboldt—
intersect at the site's apex, and a People Priority 
Greenway is located only one-block away. Due to this 
site's pedestrian-friendliness, the location boasts a 
"walker's paradise" Walk Score of 96 out of 100.

Cycling

The Humboldt Street cycle track directly connects 
TELUS Ocean with Victoria’s regional cycling 
network, assisting Victoria's endeavour to have 70% 
of all trips to work by 2041 by bike, walking or transit.

Transit

Located adjacent to the planned Douglas Street 
Rapid Transit Corridor, nearby multiple proposed 
Frequent Transit lines, and with bus stops located 
along Douglas Street and Fairfield Road serving local, 
frequent and regional routes, the site is well serviced 
by public transit both now and into the future. TELUS 
Ocean also proposes strong transit integration 
through a custom bus stop planned along its Douglas 
Street frontage with weather-protected areas for 
passengers. In addition, a Major Transit Exchange is 
proposed one-block to the site's south, a Regional Bus 
Hub is located across Douglas Street from the site, 
and both sea plane and ferry terminals are less than 
500m from the site.
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ST

YATES ST

FORT ST

JOHNSTON ST

PANDORA AV

EMPRESS AV

HUM
BOLDT ST

FAIRFIELD RD

20-minute walk

10-minute walk

Traffic & Parking By The Numbers

70 
Peak Hour Trips

70 Evening Peak Trips

52 Morning Peak Trips

140 
Bicycle Stalls

100 Class 1 Stalls

40 Class 2 Stalls

127 
Vehicle Stalls

3 Level Underground 
Parkade

96

Walk Score

88

Bike Score

76

Transit Score
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Digital & Distanced 
Outreach Strategy

The Commitment 
to Outreach

Outreach & 
Engagement

In all we do, we remain committed to being good 
neighbours and working with the communities 
where we build. The project team’s community 
engagement and outreach process is designed 
to provide opportunities for stakeholders to learn 
about the vision for the site early on and to share 
their thoughts—all with the intent of maintaining a 
respectful and transparent conversation.

Through all of our various engagement channels, 
TELUS and the project team would like to invite 
community members to share their ideas. We look 
forward to working with you to realize our vision.

TELUS and the project team are committed to an 
equitable, inclusive and transparent process, and 
make the following commitments to all who want to 
participate in our process:

We will broadly share what we have heard 
and our team’s response to it.

We will listen to your thoughts on key 
areas of the TELUS Ocean project.

We will provide you with clear, concise, 
transparent and accurate information 
about TELUS Ocean.

In light of the evolving global response 
to COVID-19, the TELUS Ocean project 
team has adapted our stakeholder 
engagement and outreach process to 
focus primarily on digital and distanced 
strategies. 

Digital outreach strategies that focus 
on web-based experiences reach a 
broad audience by inviting participants 
to learn and contribute in ways that 
are customized to their own interests, 
abilities, and convenience. 

Distanced outreach strategies employ 
more traditional communications 
channels, like news media, mail and 
telephone — often favoured by 
participants who are not comfortable 
receiving information or contributing 
feedback through online or digital 
channels. 

Project Web Portal

Dedicated project website, providing convenient  
24-hour access to up-to-date project information.

Project E-mail Inbox

Submit questions and comments via email and 
receive direct responses from the project team. 

Online Feedback Form

Share questions, comments and feedback with the 
project team via the project web portal.

Virtual Events   

Participate in virtual events to learn about key project 
details and share your thoughts.

Social Media Content

Key project details and engagement opportunities 
shared via TELUS Ocean social media channels.

E-News

Subscribe to the TELUS Ocean e-newsletter to 
receive information and key project status updates.

Project Media Release 

Project launch media release, with key details about 
the TELUS Ocean and upcoming outreach process.

Project Mailers

Project postcards delivered via Canada Post to share 
key project information with the community.

Project Advertorial 

Key project information and progress updates shared 
in local area newspapers and publications.

Project On-site Signage

Large scale signage with key project information and 
digital and distanced team contact details.

Project Callback Line

Submit questions and comments via voicemail, with 
callbacks from the project team.

Project Information Package

Information-rich project information package 
available by request and delivered via Canada Post.

Ways We’re Staying in Touch

Distanced Outreach StrategiesDigital Outreach Strategies
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767 Douglas Street (Downtown) 

All feedback received from the Development Tracker online comment form. 

Name Position Comments Address Date 

Ryan 
Mueller 

Oppose N1106-737 
Humboldt 
Street 

2020-10-
08 4:24 

Diane 
Chimich 

Oppose 788 
Humboldt 
St. #1601 

2020-10-
08 16:32 

Peter 
Chimich 

Oppose This building is far too large.  It is important that developments 
are required to stay within the guidelines that are established.  
This building exceeds every zoning restriction, height setbacks, 
land density.  It does not support the heritage context of the 
community and will be detrimental to the downtown area in its 
present plan.  It does not align with the City of Victoria planning 
objectives. 
It is imperative that the mayor and council do not accept this 
development plan in the present state.  The hotels, businesses, 
and residents of the downtown area should have their voices 
respected.  We are adamant that this development can not 
proceed without significant changes. Telus and Aryze 
Developments must revise the plan so that it is in compliance 
with the City of Victoria’s current building development and 
zoning regulations for the Inner Harbour District. 
This development can not be allowed to proceed at the expense 
of the Doubletree Hotel, the Marriott Hotel, the Empress Hotel, 
the Crystal Gardens, the residents in the Humboldt Valley and the 
businesses in this area also.  Scale back the Telus Ocean project 
and stay within the zoning guidelines for this area. 

#1601 788 
Humboldt 

2020-10-
08 16:47 

Laurence 
Mackett 

Oppose The proposed development is a large business operation being 
situated in among a number of residential buildings....five condos 
and a hotel. The business activity and accompanying traffic would 
not be suitable in that location.  

788 
Humboldt 
Street. 

2020-10-
08 20:10 

Dr. Patricia 
J Tait 

Oppose This building is too tall and bulky. It dwarfs the historic sites in 
the area and diminishes quality of life for Humboldt Valley 
residents and tourists, the life blood of our economy. The Telus 
building would be better located away from the downtown core. 

1403, 788 
Humboldt 
Street, 
Victoria, 
V8W 4A2 

2020-10-
08 20:13 

Edward 
Berry 

Oppose The building is far too big for the site and does not follow city 
guidelines. 
Reduce the height to the 45m allowed in the current zoning, 
decreasing the proposed density in the process.  
Give more priority to the public south plaza by cutting back the 
second “prow” that extends over that plaza.   

805-788
Humboldt
Street

2020-10-
08 20:13 

ATTACHMENT E
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Name Position Comments Address Date 

Douglas 
Lester 

Oppose This is too big a project for the character of the neighborhood 603-788 
Humboldt 
Street 

2020-10-
08 20:23 

Steven 
Harold 
Tuck 

Oppose The proposed building is too large. Please do not grant any 
exceptions to the existing zoning regulations. 

788 
Humboldt  

2020-10-
08 22:19 

Wayne 
Carlow 

Support 
 

788 
Humboldt 

2020-10-
09 2:41 

Robert 
Forbes 

Oppose Am opposed to the current proposal as I feel it is too intrusive on 
the site. Would accept a proposal presenting a shorter building. 
Am an owner of a condo on Humboldt Street. Condo is rented 
out at present but I fully intend to retire to the building in the 
very near future. 

1304 -18 st. 
S 
Cranbrook, 
BC V1C 5Y1 

2020-10-
09 2:49 

Myron Wu Support 
 

502 - 788 
Humboldt 
St 

2020-10-
09 3:57 

Ivan 
McPhee 

Oppose Based on the plans and artist impressions submitted by Telus, the 
construction of the building as proposed would overpower the 
area, change the cityline, and ruin the visual beauty and heritage 
of the Empress Hotel as seen from the water. 

788 
Humboldt 
St., 
Victoria, 
BC, V8W 
4A2 

2020-10-
09 15:39 

Thomas 
Park 

Oppose Proposed Telus building is way too tall and design does not 
belong to Victoria 

737 
Humboldt 
Street 

2020-10-
09 16:33 

Susan Read Oppose Height of the building needs to be lowered. 737 
Humboldt 
Street 

2020-10-
09 16:33 

Ian 
Stockdill 

Oppose The proposed development overwhelms the surrounding historic 
buildings and would fundamentally change the character of the 
neighborhood. The development should be downsized 
significantly.  

737 
Humboldt 
St 

2020-10-
09 16:34 

Lorena Oppose This building does not fit the character of the city. It will dwarf 
the Empress Hotel and diminish the beauty of the Crystal Pool 
building. It is also presents a sidewalk interface that is not 
supportive of a sense of safety to pedestrians. 

828 Rupert 
Terrace 

2020-10-
09 16:43 

Donna 
Evans 

Support I think the one lane for vehicle traffic on this already very busy 
street needs to be changed to reflect the numerous vehicles 
coming to the two hotels and 3 strata buildings and this will only 
increase with the addition of the Telus building and it's 
underground parking.  The cycling route needs to be diverted to 
another roadway before there is a serious accident.  

N903-737 
Humboldt 
St 

2020-10-
09 16:43 
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Name Position Comments Address Date 

Andrew 
Maitland 

Support 
 

737 
Humboldt 
St 

2020-10-
09 16:44 

Kevin 
Aschenbre
nner 

 Support 
with 
reservatio
ns about 
traffic 
patterns. 

In general, I support this project. However, I have serious 
concerns about how the increase in traffic on Humboldt -- which 
is already a recipe for accidents with the recent shared lane 
changes -- will be managed. I've seen nothing in the documents 
from the builders that suggests this is being dealt with in a 
realistic way. I'm also concerned about the impact on 
surrounding buildings, such as the Aria.  
 
Mostly, however, I would like to see the traffic issues addressed. I 
don't think that the current set up of Humboldt will provide a 
safe means for the Telus workers and others going to the new 
building to go to and from. It will also make getting in and out of 
the Aria parkade and onto the street a lot more difficult, 
particularly with the shared lane arrangement that currently 
exists. At the very least, Humboldt should be put back to being a 
normal street, or access to the Telus building should be from 
Douglas and not Humboldt.  

S203-737 
Humboldt 
Street, 
Victoria, 
B.C. V8W 
1B1 

2020-10-
09 16:46 

Gary 
Roberts 

I have 
some 
concerns 
(see 
Comment
s) 

I am concerned about the height (over 53m) and that more 
priority should be given to the public south plaza by cutting back 
the second “prow” that extends over that plaza.  

737 
Humboldt 
Street, 
Victoria 

2020-10-
09 16:49 

Larry Neal 
Willmore 

Oppose In my opinion, the proposed building is too tall, and will obstruct 
rather than add to to skyline of our city. 

s404-737 
Humboldt 
Street. 

2020-10-
09 16:50 
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Name Position Comments Address Date 

Bruce 
Porter 

I support 
a Telus 
building 
that 
adheres 
to 
existing 
height 
limits and 
has a 
building 
facade 
with 
more 
traditiona
l building 
materials 
and 
design 
features 
that 
enhance 
the 
surroundi
ng 
historic 
buildings 
and 
neighbou
rhood. 

The proposed height is totally inappropriate for a downtown 
residential neighbourhood. The building needs to adhere to 
existing height limitations which are in place for good reasons. 
The all glass modern design is too incongruous with the nearby 
historic buildings. It picks up absolutely no common design 
elements from the surrounding buildings and historic 
neighbourhood. It will stick out like a sore thumb for decades to 
come. I support a Telus building that adheres to existing height 
limits and has a building facade with more traditional building 
materials and design features that enhance the surrounding 
historic buildings and neighbourhood. 

S206 737 
Humboldt 
Street 

2020-10-
09 16:52 

Jennifer 
Baynton 

support 
with 
adherenc
e to OCP 
heights/s
etbacks 

We support the proposed Telus tower but feel that a reduced 
height and mass, to something more graceful is warranted.  The 
"blockiness" of their design doesn't relate to anything in the area 
and is really kind of "in your face" architecture.  Please ensure 
that their adhere to the OCP guidelines.  thank you 

S1201 - 737 
Humboldt 
St 

2020-10-
09 16:55 
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Name Position Comments Address Date 

Kathryn 
Jane Otton 

Oppose I am in agreement with the recommendations in the Humboldt 
Valley Committee Bulletin. The signature buildings downtown 
Victoria are the Empress and the Legislature buildings.   That is 
what makes Victoria unique for both residents and tourists.  
Having the Telus building overpower the Empress with their 
TELUS sign above the Empress is wrong, caters to commercialism 
and, I feel, does nothing to “bolster the visual impact of the 
Empress”. 
 
I have no problem with Telus building on the Apex site and 
welcome a new unique building there, however, the current 
building plans are too overpowering for the inner harbour 
landscape and I feel, should to be scaled down.  

S507, 737 
Humboldt 
Street 

2020-10-
09 16:58 

Ara 
Balabanian 

Support it's a BIT too tall otherwise it's better than the car lot the city has 
allowed to exist there for SO long! 

828 Rupert 
Terr. 

2020-10-
09 17:13 

Pat fehr Oppose Too tall and too large foot print. N708 737 
humboldt 
st 

2020-10-
09 17:35 

Edmund 
John 
Button 

Oppose Too many requests by the developer to raise this property's 
specifications. 

N801- 737 
Humboldt 
Street 

2020-10-
09 17:43 

Deanne 
Paulson 

Oppose Concern over increase in traffic and over adding another tall 
structure to a relatively high density block 

737 
Humboldt 
Street 

2020-10-
09 17:48 

Scott Green Oppose I don't believe that this is the best site for this proposed building. 
The height of 54 meters is simply too tall. The city has spent a lot 
of money quieting traffic, and introducing a bicycle corridor on 
Humboldt Street. How will the extra traffic affect these 
improvements? Does Victoria really need more office space at 
this time, when more people are working from home? I don't see 
hoe this giant glass wedge will "complements the surrounding 
community".  

606-788 
Humboldt 
Street 

2020-10-
09 17:51 

Bob 
Bardagy 

Oppose The building is way too tall and TELUS has misled The public by 
declaring it an 11 story building. Which it is except 11 commercial 
stories equates to 17 residential stories. It is totally out of place. 
And traffic at the intersection of Fairfield and Penwell is 
dangerous enough now. With added traffic it will be a nightmare.  

737 
Humboldt  

2020-10-
09 17:54 

Rhya Lornie Oppose Too high & overwhelms the surroundings.  737 
Humboldt 
Street, 
suite S-306 

2020-10-
09 18:11 
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Name Position Comments Address Date 

Jacqueline 
and Kerry 
Rudd 

We object 
to the 
proposal 
to include 
a large 
screen on 
the 
exterior 
of the 
building 
for public 
celebratio
ns. 

The most recent proposal included a large screen on the exterior 
of the building.  We feel this is inappropriate or the residential 
location.  It is not a suitable place for public gatherings. 

N608 737 
Humboldt 
St, Victoria, 
BC V8W 
1B1 

2020-10-
09 18:38 

Melanie 
RObb 

Oppose Telus Ocean is too tall! Will overpower our heritage Empress 
Hotel in a heritage location. Also, your traffic analysis is very 
flawed. Expecting cars,with only one lane To share in two 
directions! to compete with bikes going both ways on Humboldt 
is crazy.The morning and evening commute.with traffic exiting 
three apartment buildings and a Hotel between Douglas 
andBlanchard  Is an accident waiting to happen.Close off 
Humbold in front of The Marriot Hotel to cars! ,between Penwell 
and Blanchard! UsePenwell for the Ocean Telus traffic..a traffic 
circle there would be abreast choice..please! Do something about 
these problems before you steam roll ahead! Think!! 

737 
Humboldt 
Street, 
Apt.S-
1101,Victor
ia B.C. 

2020-10-
09 18:38 

Peter 
Bonyun 

Oppose The building is too big for the space available. It will diminish our 
iconic landmark, the Empress, by its height and its sign will be an 
ugly blemish on our skyline. Its design is entirely contradictory to 
the historical designation of the area in which it is located. 
Further, the traffic pattern it creates will create chaos on 
Humboldt St, and likely endanger lives, despite the traffic study 
submitted.  

737 
Humboldt 
St, Unit 
S707 

2020-10-
09 19:01 

Ch Oppose This proposed building is simply too big for the space available! S1106-737 
Humboldt 

2020-10-
09 19:21 

Duncan 
James 
frater 

 but with 
condition
s  

I feel the Telus tower should be, maximum, the same height as 
the Aria.  
Anyone taking pictures of the empress shouldn’t see Telus 
sticking up behind the hotel.  Plus, the shadows these big towers 
create (in an already dense neighborhood) isn’t great for mental 
health. 

737 
humboldt 
st 

2020-10-
09 19:34 
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Name Position Comments Address Date 

Charlotte 
and Robert 
Cronin 

Oppose The building  has been reviewed by Miko B., Senior Planner.  His 
comments seemed to have been dismissed by the Design panel??  
Reasons??  Traffic flow is even a concern with the use of Penwell 
and Blanshard access! 
Why would City Council not review and discuss the City Planner's 
work on this project and the Traffic study.  Height is not the only 
concern by a long shot. 

S308 737 
Humboldt 
St. V8W 
1B1 

2020-10-
09 20:28 

Carol 
Urchison 

Support This will be a welcome asset to the community.  No mess 
involved with loading docks, that might occur with an example of 
a grocery store, etc.   Therefore, business hours, & no loitering.  
Further, it brings us into the 21 st. Century in design, public 
access and concern for landscape. 
TELUS has proven itself to be community aware and brings a 
positivity in supporting local cause while managing a complicated 
business.  Onwards & Upwards! 

737 
Humboldt 
St. 

2020-10-
09 20:37 

Steve and 
Karen 
Sharlow 

Support We think this development looks beautiful and would be a 
welcome addition to the Humboldt street corridor.  We realize it 
is taller has a larger footprint than some local residents might 
prefer, and that there are concerns about increased traffic.  But 
having read a great deal of the material that the proposer and 
city officials have provided, we do not think those concerns 
outweigh the aesthetic value of the completed building, and 
what we believe will be its positive economic effect on the area. 
We note as well the concerns about increased traffic, but since 
the existing, recently imposed traffic pattern is a terrible hodge-
lodge that is very difficult to comprehend (a development on 
which we were not consulted), we think that most traffic issues 
could be ameliorated by returning to a normal traffic 
configuration for all of Humboldt Street. 

406 -- 788 
Humboldt 
Street, 
Victoria BC. 
V8W 4A2 

2020-10-
09 21:39 

Marielle 
Desjardins 

Support I am concerned about the new two bike lanes and only one lane 
for 2-way traffic for cars on Humboldt. It is a dangerous hazard 
for everyone because there are 3 condo buildings and 2 hotels. 
Traffic will be even worse with the TELUS building. 

N702-737 
Humboldt 
St 

2020-10-
09 21:44 

Shamim 
Mohtadi 

Oppose I do not oppose the building itself. However, the height in respect 
to the surrounding buildings needs to be addressed as well as the 
proximity to the West side of the Aria building. 

737 
Humboldt 
St 

2020-10-
09 22:26 

Rita Button Oppose While I like the idea of the building and its dramatic desire to 
create a post-modern character to downtown Victoria, it exceeds 
the zoning requirements in four areas.  I think that drama can be 
created in a smaller size.   

N801-737 
Humboldt 
Street 

2020-10-
09 22:59 

Michelle 
Parks 

Oppose 
 

S805-737 
Humboldt 
St. 

2020-10-
09 23:32 
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Name Position Comments Address Date 

Margaret E. 
Berry 

Oppose The building is far too big for the site and does not follow city 
guidelines. Reduce the height to the 45m allowed in the current 
zoning, decreasing the proposed density in the process. Give 
more priority to the public south plaza by cutting back the second 
“prow” that extends over that plaza.  

805-788 
Humboldt 
St. 

2020-10-
10 2:10 

M. Hosny 
El-Lakany 
and Safaa 
Hussein 

Support 
 

N1107-737 
Humboldt 
Street, 
Victoria, BC 

2020-10-
10 2:21 

Ann Lohner Oppose Outlined below are some concerns about/objections to various 
aspects of the Telus project proposed for the Apex lot at the 
corner of Douglas and Humboldt Streets.  
 
• As proposed, the Telus building will loom over the plaza by the 
Crystal Garden (internal side lot). To avoid stifling this rare public 
open space, we want to see:   
 
o A. application of the set back requirement of 4.5 meters to ALL 
FLOORS of that side of the Telus building; and   
 
o B. the Telus building cut back and the edge terraced as of the 
second floor (per the DCAP, 6.187, p94). 
 
§ (Note: We understand that in Telus’s proposal the terracing 
doesn’t start until the eighth floor of the Telus building. If this is 
so, the Telus building, which is marketed as a landmark project, 
will not impress, but oppress.)  
 
• We don't want the Telus building to reflect light and heat 
around the neighbourhood, to include into our unit in the 
adjacent residential building, through Telus's use of metal and 
“high-reflectance glass” as well as the mirroring effect on the 
façade of the Telus building.  
 
• We don't want light beamed into our unit from the Telus 
building acting as an “alluring lantern at night,” per the Telus 
marketing literature.  
 
• We don't want our privacy being violated by individuals having 
a view into our unit from the Telus building, its terraces/tiers, and 
its restaurants.  

N501-737 
Humboldt 
St., 
Victoria, BC 
V8W 1B1 

2020-10-
10 12:55 

Paul Hames Oppose I do not support the request for additional height and change in 
density. 
I believe the original height of 43 m is also too high for the 
neighbourhood. 

707Courtne
y Street 

2020-10-
10 16:21 
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Name Position Comments Address Date 

Barb 
MacLean 

Oppose Too high for neighbourhood. 707 
Courtney 

2020-10-
10 16:22 

Harlow 
Maclean 

Oppose Too high. 707 
Courtney 

2020-10-
10 16:23 

Miranda 
Jones 

This 
building is 
too large 
and 
overwhel
ming 

I think a statement building could be achieved without the height 
variance requested.   It is deceptive and devious to call this an 11 
or 12 storey building when in fact it TOWERS above the 12 storey 
residential building next door to it!   I realise commercial 
buildings have more height per floor, but the fact that the logo 
shines brightly above the roofline of the Empress (along with 
much of the building) seems to overwhelm the site and 
surrounding buildings. 

South 1006 
737 
Humboldt 
Street 
Victoria, BC 
V8W 1B1 

2020-10-
10 19:28 

Tara Hall Oppose Little consideration is being given to the fact that this is a very 
residential area that is valued for its existing green spaces and 
open areas.  It's also an area that is valued for being close to yet 
tucked away from downtown and is generally quiet after dusk.   
Not enough consideration is being given to the impact the 
proposed building will have on residents and hotel guests after 
dusk in relation to light pollution.  Additionally, the proposed 
height and scale of this building will over shadow and greatly 
impose upon the existing businesses and residences. 

737 
Humboldt 
Street 

2020-10-
10 23:33 

Allison 
Barnes 

Support I am opposed to a large screen and telus sign.  Otherwise, I am 
happy that the regional Telus building will be in this location as it 
will benefit our local business sector. 

737 
Humboldt 
Street 

2020-10-
11 19:27 

Natasha 
Smith 

Support I think the addition of the TELUS building is an improvement over 
the existing rental car lots on such a prominent street corner in 
the downtown core.  Obviously, the construction for the duration 
of the time required to complete this project will be a nuisance; 
however, I believe the overall benefit of the result of the project 
outweighs the negative aspects. The biggest concern I have is to 
ensure the pedestrian spaces are maintained and the safety for 
those who bike through this route. I do hope that there will not 
be any gaudy signage or any light up billboards or screens. 
Otherwise, I am in support of this building. 

737 
Humboldt 
Street, 
Victoria BC 

2020-10-
11 20:10 

Jared Smith Support I think it will be a great improvement compared to a car lot. One 
thing I would like to see is improved public/ pedestrian spaces as 
a result of this development.  
I do believe that bringing in some architecturally unique is key to 
the future and present health of the city, as well will  promote 
density vs endless, uninspiring sprawl that we are seeing in the 
Westshore 

737 
Humboldt 
street 

2020-10-
11 20:10 
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Chantelle 
Fortin 

Oppose The proposed building is far too large and the Telus sign will be 
seen right overtop of the Empress from the view of the harbour.  
The City staff's report has raised a number of important 
questions and I ask that Council review that report. 

N904-737 
Humboldt 
St 

2020-10-
11 21:42 

Linda 
Bosela 

Less 
height 
please to 
blend 
with 
other 
buildings 

Concerned about traffic flow since Humboldt does not connect to 
Douglas except for bikes 

788 
Humboldt 
Street 

2020-10-
12 2:28 

Alexander 
Stewart 
Ballantyne 

Oppose As currently proposed, this project would have an overwhelming 
presence in the neighborhood thereby diminishing the presence 
of existing structures. It should be required to conform to existing 
height bylaws. If not, what's the purpose of a bylaw? 

1205-788 
Humboldt 
St., Victoria  
V8W 4A2 

2020-10-
12 16:46 

Peter Pham Support The "scales" on the fascade to reduce the wind is a nice design 
feature.  The all glass façade is uninspiring and lacks the richness, 
warmth and variations found in surrounding heritage buildings.  
But by far, if one could wish for one thing, are to have the 
presences of soft corners / forms to be more be interesting of a 
building to look at.  The sharp angles appeals more to 
construction practicality and business as usual rather than art 
and curiosity.   

777 
Blanshard 
St. 

2020-10-
12 16:50 

Tyler 
Goodale 

Oppose The building is far to large for the space. This building will 
needlessly impact it's neighbors in negative ways.  

788 
Humboldt 
Street 

2020-10-
12 20:31 

Derek 
Baker 

Support Largest concern is the parking entrance. The whole point of 
blocking off Humboldt S treet from direct access to Douglas 
Street was to reduce the traffic going up and down Humboldt 
Street. Additional bike lanes were installed all last year to 
facilitate reducing the car traffic up and down this street. It is 
entirely counterproductive to have access to parking for this 
building on Humboldt Street. If access to parking for this building 
is on Humboldt Street, the newer barrier to car access directly off 
Douglas should be removed. Otherwise, you are going to have a 
significant increase in vehicle traffic using the already tight 
Humboldt Street or Penwell Street. 

737 
Humboldt 
Street 

2020-10-
12 22:35 
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Name Position Comments Address Date 

Maria 
Adamczyk 

Oppose This is a high density area already.   
Withing a short walking distace there are several hotels:  Hilton, 
The Marriott, and the Chateau Victoria.   
On the same street, withng a very short walking distance, there 
are condominium buildings: Aria,  Astoria, Belvedere,  The Falls.  
In addition, there are restaurants  and pubs. 
To change the zoning to accommodate the proposal, will result in 
a much higher density area than we already have.  The site 
coverage, 69.45% leaves a small area for green space.   The 
traffic, which is high density now, will be much worse, 
considering the movement that the new office building will 
experience,  The pollution will increase, a very serious concern. 
Thank you for the attention you have given to my comments. 

751 
Fairfield 
Road, Suite 
606, V8W 
4A4 

2020-10-
13 22:01 

D Foster Oppose This building is too high and will overwhelm other buildings 
around it.  
Development should stay within the current zoning height 
requirements.  

751 
Fairfield 
Road 

2020-10-
13 22:10 

Paul and 
Rolande 
Vaillancour
t 

Oppose Firstly the development as proposed is a nice project but wrong 
for the proposed location which is the start of the residential 
area of the Humboldt valley. This is a quiet street with condos 
and hotels. An office building of this size is just not a good fit for 
our community. Secondly if Telus and the city are determined to 
build this high floor space density, glass (terrible hazard for birds) 
monster then the guidelines for this location should be adhered 
to and the height should be 43m or less. Also construction traffic 
on Humboldt should be held to a minimum. We are terribly 
disappointed in the city and our elected officials for encouraging 
this type of development at this location. 

1501-788 
Humboldt 
Street, 
Victoria BC 
V8W4A2 

2020-10-
13 23:09 

Sarah 
Truelson 

Oppose Opposition to requested height increase; 43 m is sufficient for an 
11-12 storey building. A height increase would have a negative 
impact on surrounding commercial and residential property 
owners, who invested in their properties expecting building 
regulations in the area to be adhered to. Conversely, maintaining 
the current height restriction would have minimal impact on the 
function and views of Telus Ocean. 

1906-751 
Fairfield 
Rd, Victoria 
BC, V8W 
4A4 

2020-10-
14 2:10 

Catherine 
Campbell 

Oppose To the council, please review and consider the entire staff report 
which is far more than the the Design Panel rubber stamping the 
Telus/Aryze proposal. 
The size of this building would have a huge negative impact on us 
in the immediate area. 

N310 737 
Humboldt 
St Victoria, 
V8w 1B1 

2020-10-
14 16:10 

Ryszard 
Adamczyk 

Oppose 
 

751 
Fairfield 

2020-10-
14 16:28 



12 
 

Name Position Comments Address Date 

Sherry Kir Oppose The proposed floor space ratio is nearly double what is permitted 
for this site. Presumably we have regulations that were put in 
place for a reason. The height variance should not be allowed. 
Developers seem to think they can propose whatever they want 
and not keep within what they are supposed to be be working 
with. 

6-1231 
McKenzie 
St Victoria 
BC V8V 
2W6 

2020-10-
14 17:14 

Andrea 
Rolston 

Oppose  My husband and I live in south tower of the Falls.  When we 
bought our home we knew that something would eventually be 
built at the Apex site and that, given the zoning, we might lose 
some of our view to the south and be looking at, or slightly up 
towards, the roof line of the new structure.  
 
The proposed Telus Ocean building is beyond anything we could 
have imagined in height, width, and potential for lighting our 
home at all hours of the day and night.  It would occupy our full 
southern view; we see neither over it, nor around it.  We would 
need to crane our necks to even see the sky.  We are on a high 
floor and are fortunate to also have a view to the West.  Other 
units in our building would be impacted even more severely.  It 
would be our constant companion, greeting us in the morning 
and being the last thing we would see at night.   
 
Telus has obviously designed a building whose M.O. is to be 
visible from the Inner Harbour, with the Telus Logo dominating 
the Empress and the skyline.  To meet those ends, they have 
proposed a hulking structure that would be out of place and 
substantially change the nature of Humboldt Valley.  
 
I urge you to not approve the proposed Telus Ocean building as 
designed.  If they want a billboard, they should put it somewhere 
else.  Otherwise, they should be a good neighbour and build 
something congruent with the surrounding area. 

1105-708 
Burdett 
Ave., 
Victoria, BC 
v8w0a8 

2020-10-
14 20:52 
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Kristopher 
Radford 

Oppose Hello,  
 
I would like to lodge my opposition to this project.  After 
reviewing the documents put forward by the developers and 
Telus, it is clear to me that this building will dwarf the 
surrounding buildings and fundamentally distort the character of 
this heritage neighbourhood.  I have no doubt that a better 
location for this large building could be found elsewhere in the 
city, or failing that a smaller building that conforms to existing 
zoning regulations. I am also concerned about a significant uptick 
of traffic on Humboldt Street, as well as increased light pollution 
from the planned screens.  
 
Sincerely, 
 
Kristopher Radford 

788 
Humboldt 
Street 

2020-10-
14 22:10 

Robyn 
Radford 

Oppose 
 

201 - 788 
Humboldt 
St 

2020-10-
15 1:32 

Robert 
Newton 

Oppose When I moved into this neighbourhood I full expected this 
property to be developed within a few years. What I didn't 
expect was for a rezoning application doubling the density and 
floor area. This proposal in what is now a residential area is as 
large as anyone could have imagined for the site. I would have 
applauded city council if they had consulted with us before 
approving this project in principal.  It is as if we don't count when 
it comes to decisions about OUR neighbourhood. To put this 
eyesore in the middle of several condo towers and hotels is an 
idea too late to the table. When the condos and hotels were built 
ten to fifteen years ago, that was what was decided to be the use 
of the land. To inject a new building that will block several of the 
existing buildings is a bad idea. We did not vote in this council 
and mayor to ruin our lives and devalue our investment in 
Victoria. We chose to live here based on what was zoned for the 
area and we happily pay taxes to keep the area for what it was 
intended. I implore the council and mayor to maintain the zoning 
guidelines as decided. 

405 - 708 
Burdett 
Avenue 

2020-10-
15 21:07 

Edward 
Berry 

Oppose The size of the building should be scaled down and kept within 
existing city requirements and guidelines. It is far too big for the 
site. 

788 
Humboldt 
St (unit 
805) 

2020-10-
16 18:32 
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Mary Ellen 
Horner 

Oppose This Telus Ocean Building, as proposed, is far too large, both in 
height and overall dimensions, which obviously they know 
because of the variances requested.  It will not be at all in 
keeping with anything near by. It's height will dwarf the iconic 
Empress hotel, ruin the sightlines of several other key hotels 
along with several local condominium towers. The issues of the 
reflective quality, excessive lighting at night for "trees" growing 
inside, lack of foresight for wildlife (bird-strike) have not been 
addressed nor has the total enjoyment of open spaces currently 
existing that will be crowded out and over shadowed, especially 
the taxpayer funded closure of Humboldt Street, brand new bike 
lanes and creation of the new seating area. Both the Convention 
Centre, built in keeping with the style of the area and the Crystal 
Garden will also be negatively impacted but such a huge, 
inappropriate looking building.  
The proposal also does not adequately address then overuse of 
Humboldt and Penwell Streets for excessive traffic. The 
"Transport Impact Assessment" presented on July 8, 2020  was 
obviously done during not only during on-going construction on 
Humboldt Street before it was narrowed even more by more bike 
lanes but in the midst of almost total lock-down due the COVID-
19 pandemic! There were no workers or tourists in the area at all 
to -generated "traffic".  
"4. Our analysis indicates that the proposed development will 
have minimal impact to the adjacent road 
network. Most vehicle trips generated by the development will 
travel through signalized intersections 
that are currently operating well within operational capacity 
thresholds."  
How can this possibly be a valid study? 
With the number of "expected" offices planned, both service 
vehicles (recycling, deliveries, etc) will obviously increase 
significantly. The expectation that BC Transit Passes "may" be 
issued, and the thoughts that everyone who might work in that 
building actually will live nearby enough to bike to work seems a 
bit of a dream. 
The last issue I wish to address is what seems to be the proposed 
excessive number of "offices" and "workers" expected to be 
employed in this building. Even long before the COVID-19 
pandemic took hold, there already was a lot of empty office 
space due mostly to high rents and adding to that trend when it 
appears more work-from-home, downsizing etc. is being 
encouraged, it does not seem to make any sense to just add 
more empty, expensive office space. 

N1001-737 
Humboldt 
Street 

2020-10-
17 22:23 
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Ken 
Mennell 

Telus 
Ocean 
must be 
redesigne
d to have 
all 
vehicles 
enter/lea
ve via 
Douglas 
Street. 

Telus Ocean, as currently proposed, would generate an 
enormous additional volume of vehicles onto the portion of 
Humboldt St. which runs between Blanshard and Douglas Streets. 
Included would be the vehicles of workers in the building, 
visitors, clients, etc. The loading docks and waste areas accessed 
off Humboldt will also generate significant traffic from trucks and 
vans involved in the delivery of supplies and the removal of trash 
and recycling. 
 
All of this vehicular traffic should access Telus Ocean from 
Douglas St. which is designed for heavy traffic use.  
 
Humboldt Street, specifically between Blanshard and Douglas 
Streets, has just undergone a major reconfiguration   resulting in 
a single lane for vehicular traffic going east and west. Humboldt's 
second vehicular lane has been reallocated to two bike lanes, one 
going east, the other west.  
 
In the short block and a half of this section of Humboldt there are 
three large condo buildings (Belvedere, Aria and Biltmore) with 
hundreds of cars/trucks used by residents and various suppliers, 
waste disposal companies, etc., the Marriott Hotel with 236 
rooms which generates considerable vehicular traffic by guests, 
staff, taxis, tour buses and supply trucks, also a church, a pub, 
several businesses (real estate offices, jewellers, medical and 
dental clinics, financial advice office, mortgage brokers, and skin 
clinic. Most importantly this stretch of road also services a day 
care centre with parents constantly dropping off and picking up 
children. In short there is a lot of vehicle use over this small 
stretch of Humboldt and drivers are still getting used to the 
dramatic change in the new layout of the street. It will take time 
to assess the impact, good or bad.  
 
Victoria has been developing a network of biking lanes in an 
attempt to encourage commuters to give up vehicle usage in 
favour or transit, walking or biking. Studies supporting this goal 
have emphasized the need for cyclists to feel safe in using city 
streets. If Telus Ocean is allowed to create a whole new vehicular 
traffic problem on Humboldt Street, the result will not be safe for 
cyclists or the drivers of vehicles already making use of this road 
on a daily basis.  
 
If Council allows the Telus Ocean development to proceed as 
proposed. The additional traffic load on Humboldt Street 
between Blanshard and Douglas Streets, will turn this small 
section of road into a major artery and, in so doing, defeat 
Council's goal of providing a safe cycling route through this 
neighbourhood. Council has spent a lot of money to close off 

788 
Humboldt 
St., 
Victoria, BC 

2020-10-
18 22:46 
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Name Position Comments Address Date 

access from Humboldt St. onto Douglas, introduce speed bumps 
and reconfigure the road to encourage cyclists. It wouldn't make 
sense to reverse all that by inviting the users of Telus Ocean to 
commute down a one-lane road flanked on both sides by cyclists. 
Please insist that Telus change its plans to allow vehicle access 
from Douglas only.      

Jo Ann 
Dionne 

I don’t 
support 
the 
current 
plan for 
the 
building, 
but have 
no 
problem 
with Telus 
being 
there. 

The current plan for the Telus building at 767 Douglas seems too 
tall for the site. Having the Telus logo visible above the Fairmont 
Hotel from the harbour is a BIG mistake. It will ruin and 
corporatize that iconic view. Also, it is my understanding that the 
lot is not currently zoned for a building this tall, but that City Hall 
is considering changing the zoning for Telus’ sake. Why can’t 
Telus change its plan? Try a little harder to fit in with the 
neighbourhood? 

737 
Humboldt 
Street 

2020-10-
19 18:05 

Martin 
Segger 

Oppose WHERE IS THE THE 3D ANALYSIS OF THE IMPACT OF THIS 
BUILDING ON THE VICTORIA SKYLINE, PARTICULARLY THE 
PROTECTED VIEWS FROM THE HARBOUR EASTWARD, ALSO AT 
NIGHT WHEN A BRILLIANTLY LIT TOWER WOULD SERIOUSLY 
DOMINATE THIS VIEW AND DETRACT FROM THE HARBOUR-
SCAPE. 

1760 Patly 
Place, 
Victoria 

2020-10-
19 19:23 

Jennifer 
Walton 

Oppose the proposed building is to large for the site. It should follow city 
bylaws. It should be shorter, have much larger setbacks and be a 
friendlier building to walk around. 

#1401 - 751 
Fairfield Rd 

2020-10-
20 18:16 

Rick 
Dowdall 

 with 
modificati
ons 

The site could be improved by a Telus development but its 
current design will cause far too much traffic during construction 
especially on Humboldt Street. Humboldt is narrow, often 
clogged with garbage and other bins in mornings and is supposed 
to be a major bike artery! Mayfair shopping centre has direct 
access off Douglas. What is there not direct access fo here? If 
that is impossible at least make left turns onto Humboldt from 
Blanshard illegal.Even after completion the extra traffic will be 
too much for this corridor. Reduce parking and office space. 

suite 805-
788 
Humboldt 
Street 

2020-10-
21 0:14 
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Brenda 
Dean 

Scope of 
building is 
too large 

The scope of this building is too large. When it was brought 
forward we were led to believe it was going to be 12 stories high. 
The actual height is 17 stories high. It will wipe out view for 
established businesses and residences in the Marriott, 
doubletree and the Falls. These buildings have been paying taxes 
and supporting this community for a very long time.  

1008-751 
Fairfield 
Road 

2020-10-
21 15:38 

Riley 
Trottier 

Support We need more densification and development downtown, and I 
am in support of this project replacing a current ground level 
parking / car rental area. 

751 
Fairfield 
Road 

2020-10-
21 16:44 

Claudia 
Senkiw 

Oppose I feel that the proposed building is out of place for the 
surrounding area and will affect a large residential population.   

1006-788 
Humboldt 
Street, 
Victoria, 
B.C. 
V8W4A2 

2020-10-
21 18:59 

Niels & 
Dorothy 
Agger-
Gupta 

We like 
the 
general 
concept 
but want 
Telus 
Ocean to 
be scaled 
down to 
be closer 
to the 
zoning 
guidelines
. 

The developer is asking  permission for the Telus Ocean building 
to relax zoning to allow a floor space almost twice what the 
zoning regulations allow for this property. If built, this building 
would overshadow everything else in the surrounding 
neighbourhood, including the Empress. Those of us down 
Humboldt in the Belvedere building, just over 100 m from the 
proposal, would see significant shadowing, particularly in late 
afternoon and evening from April to the end of August (see 
https://www.suncalc.org to verify). We agree with many of the 
concerns about this development presented in the Humboldt 
Valley report on the Telus Ocean proposal, and believe this will 
still be an iconic and important building in Victoria even when it is 
scaled down in size.  Thanks, and good luck! 

788 
Humboldt 
St., Suite 
706 

2020-10-
22 0:46 

Trevor Support 
 

3381 Cook 
St 

2020-10-
23 0:04 

Alan Brown Oppose That corner should not have anything constructed higher than 
the surrounding buildings in thst block on Douglas Street.  

309 751 
Fairfield 
Road 

2020-10-
23 0:14 
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Mathew 
Moore 

I oppose 
if there 
the intent 
is to not 
have 
counter 
measures 
to 
prevent 
birds 
hitting 
the 
building 
and also I 
don’t 
think the 
building 
should be 
lit up at 
night as it 
could 
disturb 
the units 
facing he 
building   

I think the idea of bringing jobs to the area is good as long as 
there are environmental assessments are made and 
considerations made for the units facing the building.   

751 
Fairfield rd 

2020-10-
23 0:21 

Martin J 
Model 

Support 
 

402-751 
Fairfield 
Rd, Victoria 

2020-10-
23 0:31 

Yuki 
Kurozumi 

Oppose The proposed building appears quite imposing in a currently nice 
mixed-use area.  I do object to the proposed changes to the 
density and height zoning requirements.   

751 
Fairfield 
Road  

2020-10-
23 0:54 

Janet Lee 
Hiebert 

Oppose I would support this application if it were smaller, and consistent 
with existing height guidelines.  As it is, the application is contrary 
to many of the guidelines and the reasons for them in the 
Community Plan.  It is too high for this plot, and should be kept to 
43 m.  If it proceeds as proposed,  at 51 meters, it will fail to 
respect the visual prominence and character of important 
heritage landmark buildings such as the Empress Hotel; it will be 
inconsistent with guidelines for setbacks, particularly at its upper 
storeys; and it will be far too intrusive to neighbouring residential 
condo homes, and impact unnecessarily on light and on views. It 
also exceeds recommended density levels and for the above 
reasons,  is inconsistent with the otherwise residential character 
of the Humboldt Valley. 

1704 - 751 
Fairfield 
Road 

2020-10-
23 1:07 
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Name Position Comments Address Date 

Frank 
Arellano 

Support I appreciate the way it meets the street, and how it pays homage 
to the flat iron building shape.  I only wish it was taller. It seems a 
shame for such a prime location to have such a short building. I 
also hope the project doesn’t cheap out and use spandrel glass.  

785 
Caledonia 
Ave 

2020-10-
23 3:29 

Becky  Oppose Everything about this is wrong. The size and the height are way 
above what is allowed by the city. Why are the restrictions there 
in the first place if they can easily be changed or broken? Looks 
like the city is being bought. This project should be stopped.  

751 
Fairfield 
Road 

2020-10-
23 4:19 

Katie Fillion  Support Excited to see such an architecturally interesting proposal for this 
space. Looking forward to a splash of vibrancy in this section of 
the city. It's a great location and deserves a great project.  

937 
Caledonia 
Ave 
Victoria BC  

2020-10-
23 4:46 

John Van 
Vliet 

Oppose While I support the anticipated positive aspects of the Tellus 
plan, I note the plan requires existing zoning limits on building 
height to be relaxed.  My family and I do not approve of relaxing 
the height restrictions.  We value light and air and view. 

1007-751 
Fairfield 
Road, 
Victoria BC. 

2020-10-
23 17:15 
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Sarah 
Cunningha
m 

Oppose My primary concern is that at the scale planned the Telus Ocean 
development is too big for the neighbourhood in which it is to be 
situated. 
 
The Humboldt Valley neighbourhood, is a relatively high density 
residential neighbourhood that acts as a border, or transition 
zone, between downtown Victoria and the lower density 
residential neighbourhoods of James Bay and Cook St Village.  It 
provides value as a border area by contributing the population 
needed for a vibrant downtown, through its pleasant, public 
walking areas to and from downtown, and as a backdrop to the 
beautiful inner harbour. 
 
The large scale of the proposed Telus Ocean Development has 
two main impacts that negatively affect the unique character of 
this neighbourhood and the overall feel of the heart of Victoria: 
  
1.  The Telus Ocean building seriously risks overwhelming the 
human scale developments that have currently been achieved in 
the Humboldt Valley neighbourhood, with existing zoning 
requirements.  For example, the building proportions and heights 
increase as one moves east on Humboldt Street and away from 
the Inner Harbour. These are currently proportionate to both the 
Fairmont Empress Hotel and the Provincial Legislature buildings - 
the most significant buildings in the area.  The proposed Telus 
Building will detract from both of these iconic buildings and will 
undermine the critical balance that has been achieved by City 
Planners and elected officials up until this time. Maintaining the 
current zoning requirements would protect the Empress from 
being overshadowed and prevent a potential corporate logo from 
piggybacking on its roof line. 
 
2.  At the proposed size, the Telus Ocean building will significantly 
reduce the quality of life for both the residents and visitors.  
Because the building is so big it will create a very large shadow on 
Humboldt street with areas where sunlight will never reach.  
Much of the street will be in near-constant shadows.  Such dark, 
cold areas are not inviting for tourists or residents.  The area is at 
risk of becoming dank and empty for the better part of each day.  
At the same time such a huge building will be overly lit and bright 
at night - also very disruptive to residential life.  
 
Therefore, assuming the City of Victoria Development Plan is 
built upon valuing and respecting both the contribution the 
Humboldt Valley neighbourhood makes to the overall feel of 
downtown Victoria, and the specific residential nature of the 
neighbourhood, then the issues raised here are significant. To 
address them we urge the City of Victoria to hold the Telus Ocean 

#806 - 788 
Humboldt 
Street 

2020-10-
23 20:19 
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Name Position Comments Address Date 

building project to current zoning requirements. Specifically we 
urge the City to compel Telus to : 
 
    1.  Reduce the storeys/height to the 43m as allowed in the 
current zoning; 
    2.  Decrease the proposed floor space ratio/density from 5.57:1 
to the 3:1 ratio allowed in current zoning; and 
    3.  Reduce the total floor area from14379m2 to that that which 
is allowed in the current zoning - 7746m2 

Kimie Saeki An 
adjustme
nt to 
reduce 
the 
building 
size is 
necessary
. 

Building height needs to be reduced to maintain the iconic 
downtown view and the silhouette of beautiful Empress Hotel. 

751 
Fairfield 
Rd. 

2020-10-
23 22:22 

Vernon 
Dean 

Oppose I purchased my property knowing that the zoning requiements 
for this area would only be at a certain height. Now, with this 
application for rezoning, my view will be lost. Not to mention the 
loss of real estate value and the noise that will come.  A big 
corporate company enters the downtown core and city hall 
buckles. What about ordinary citizens concerns or, are you simply 
looking at the taxes that will be generated from this very large 
building?   A very upset tap payer 

1008-751 
Fairfield Rd 

2020-10-
24 15:14 
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Name Position Comments Address Date 

Mark Dyck Oppose I have two concerns with the proposed zoning application.  First, 
removal of a Residential component to the zoning.  We have an 
affordable housing crisis and this is a missed opportunity to 
provide additional housing units downtown. 
 
Second, I am concerned with the proposed adjustment to the 
height limits.  Douglas Street is already a very windy street and 
tall buildings, narrowly spaced will channel more gusts down the 
street.  The existing 43m limit is already too high in my opinion; I 
do not agree with going even taller.   

#404 - 655 
Douglas 
Street, 
Victoria 

2020-10-
25 18:15 

Niels R. 
King 

Oppose Permanent damage to the iconic Empress skyline and 
encroachment on several existing residential buildings. The 
proposed height is just too tall. 

1801-707 
Courtney 
Street, 
Victoria BC   

2020-10-
25 20:19 
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Nancy 
Sherwood 
and Terry G 
Sherwood 

Oppose      The request to rezone the triangular lot at 767 Douglas Street 
is shocking in the amount of variance that is requested compared 
with the Official Community Plan.   
 
     As to height, the Telus plan states 53 m in their booklet, but 51 
m in the development notice.  Either height is 11-12 commercial 
storeys, but over 18 residential storeys.  It will be higher than the 
Hilton and much higher than the Falls or Aria condominiums.  All 
light will be blocked from the South for the Falls condominium 
and the Hilton, an inhumane situation.  The Telus building will 
tower above the Empress; as one enters from the harbour, the 
TELUS sign and building will rise above the Empress.  This is 
unacceptable.  Even 45 m will overshadow the Neighbourhood 
and Empress. 
 
     As to total floor area, Telus requests almost double the 
amount that the current zone allows.  This massive building will 
destroy the Heritage/Neighbourhood feel of this vital area for 
residents and tourists alike.  At present, the neighbourhood is 
small businesses and condo/hotel buildings.  Telus only needs 2 
floors for their employees, so what possible justification explains 
the need for the massive building with so many office spaces on a 
small area of land. 
 
     The design presents a massive and unattractive wall along 
Burdett Avenue.  With the high density and huge floor area, there 
will be traffic and pedestrian problems.  Humboldt Street was 
closed for a bike path, which is good, but the traffic moved to 
Burdett.  Now, in late afternoon one sometimes has to wait for 
the light at Burdett and Douglas to change 4 times before one 
can cross the intersection in a car.  The addition of 500 more 
people in the Telus building will not help.  On Douglas Street at 
present it is very difficult at times to pass on the sidewalk as 
people waiting for city buses accumulate on the sidewalks.  Telus 
pedestrian traffic won’t help as the building is very close to the 
property line (sidewalk).    
 
     The point of the building to the North with its 18 story height 
is particularly offensive as little floor space is gailns, but light to 
surrounding buildings is cut.  The Hilton is on a triangle, but the 
bulk is in the widest part of the triangle.  The point of the lot has 
only a two-storey building. 
 
     We argue that the Telus Proposal should be rejected.  They 
could achieve all their aims if they move the building toward the 
Downtown by 3 or 4 blocks into the HA-2 zone where they could 
have more land and build up to 60 m.  Then their only 
disappointment would be that they could not dominate the 

708 
Burdett 
Avenue 
(Condo 
1005, The 
Falls) 

2020-10-
26 0:15 



24 
 

Name Position Comments Address Date 

skyline behind the Empress.  But they could improve Douglas 
Street.       

Shannon 
Bews 

Oppose Building is too tall and obtrusive 603 - 708 
Burdett 
Ave. 

2020-10-
26 20:10 

Grant 
Bryden 

Oppose The building does not fit in with the landscape and is much too 
high 

1002 - 751 
Fairfield Rd 

2020-10-
26 20:11 

Talina 
Barsalou 

Oppose The proposed development is in opposition to Victoria's Official 
Community Plan because it does not respect the historic 
neighbourhood.  The proposed building's massive size will 
dominate the area and diminish its appeal.  The developer should 
be required to follow the existing zoning regulations (height, 
density, and setback), as set out by the City of Victoria, to 
proceed. 

347 
Windermer
e Place 

2020-10-
27 1:58 

Karen 
Burton  

 see 
below 

There is a tremendous amount of vacant office space downtown. 
The proposed building should be set back 5 metres instead of 2 
from Douglas Street and 3 metres instead of .19 from Humboldt. 
We have to have breathing space.  
 
Height of building should be reduced to 27 metres. Again, 
breathing space and views for current residential buildings. 

805 - 751 
Fairfield Rd 

2020-10-
27 3:24 

Jan-Marie 
Tognela 

Oppose  
The proposal for the Telus Ocean Building does not follow 
Victoria's Official Community Plan because it does not sensitively 
integrate into the neighbourhood.  The development, as 
proposed, will dominate the area and reduce its appeal for both 
visitors and local owners.  The developer should not be able to 
proceed unless they adhere to the existing zoning regulations 
(height, density, and setback). 

526 St 
Charles St 

2020-10-
27 17:17 

Sylvia 
Antonescu 

Oppose We really should not permit more high rise buildings in 
downtown Victoria as this would take away the special old town 
feeling of this beautiful city.  If we let this get out of hand, then 
Victoria will become another Vancouver and large cities will end 
up costing the city a lot of money to deal with big city issues. 

751 
Fairfield, 
Victoria, BC 

2020-10-
27 20:12 
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Name Position Comments Address Date 

Andy 
Wachtel 

Oppose In other correspondence to Mayor and Council, I stated my 
opposition to TELUS Ocean plans because the mass of the 
building was so out of scale in its context.  The developer’s 
rationale for rezoning to permit a density almost twice what the 
current zoning permits involves systematic self-serving distortion 
of the OCP.   
Here, I would like to comment briefly on a rationale the 
Developers use to try to bolster their case, the alignment of 
TELUS Ocean with the City’s “Victoria 3.0” vision.  It is not clear 
that the development will stimulate the creation of high-tech 
jobs.  For TELUS, the building allows them to centralize a number 
of existing local worksites.  For other tech companies, it 
represents very high-priced office space, certainly not what much 
of the sector is looking for.  It is not clear that any of the publicly 
available amenities that the building proposes complement the 
conference and event meeting services offered by the 
Conference Centre and Crystal Gardens.  And TELUS Ocean’s 
design affects the Public Plaza next to the Crystal Gardens by 
disrupting the sense of flow across Douglas from the Conference 
Centre and by reorienting the plaza to serve the building 
predominantly. 

737 
Humboldt 
Street 

2020-10-
28 2:00 
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Name Position Comments Address Date 

Francis D. 
Mairet  

Oppose The Telus Ocean building as currently proposed is not in 
compliance with the City of Victoria's building development and 
zoning regulations for the Inner Harbour District, including the 
City's "Downtown Core Area Plan", and the City's "Official 
Community Plan.  The proposed building design exceeds current 
zoning regulations - and would require multiple zoning variances 
- related to building height, building density, building setback, 
and as such creates an enormous mass that will overwhelm the 
site and the City's Inner Harbour skyline.  In addition, the 
proposed building design does not respect, or sensitively 
integrate into, the historic context of the neighbourhood.   As 
currently proposed the Telus Ocean Building design will result in 
numerous negative impacts to the residents, businesses and 
overall look and feel of the Inner Harbour District 
neighbourhood, Tourism Industry and the City of Victoria.  
Perhaps the most concern zoning variance request related to the 
Telus Ocean Building proponents is the building height.  The 
currently proposed building height will forever change the Inner 
Harbour District skyline, historic character of the neighbourhood 
and diminish light quality for existing residents, businesses and 
tourists to this area. Executive House Limited would like to work 
with the City of Victoria, Telus and Aryze Developments to 
identify and secure some design modifications to the currently 
proposed Telus Ocean Building to mitigate against the worst 
neighbourhood and business impacts of the proposed building 
design, in a manner that would still enable a modified Telus 
Ocean Building development to proceed.    

777 
Douglas St.  
Victoria BC, 
V8W 2B5 

2020-10-
28 17:49 

Paul 
Rushton 

Support I am in favour only IF the building proposed by Telus is changed 
to satisfy the current zoning restrictions (i.e. the total height, 
including logo, does not exceed the allowable height).  Telus 
must not be granted an exception. 

802 - 788 
Humboldt 
Street 

2020-10-
28 23:22 

Stafford 
Bingham 

Needs 
Modificati
on 

The Telus Ocean Proposal is too large for the site and needs to be 
down scaled significantly to not only meet City Restrictions but 
neighborhood impact and scaling. 

1602-707 
Courtney 
Street 

2020-10-
29 0:00 

Joan 
Elizabeth 
Rushton 

Oppose I would support this proposal if they kept within the height limit 
defined in the official community plan for downtown Victoria. 

802 - 788 
Humboldt 
St 

2020-10-
29 3:43 
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Ruth Annis require 
changes 
before 
consideri
ng 

I believe that the TELUS Ocean plans must be modified before 
being considered for rezoning.  A minimal list of changes would 
include: 
Addressing the overall scale (density and height) of the building 
to be more in line with the site – without decreasing the 
proposed setback from the ARIA and the resulting partial view 
corridor for the Doubletree. 
Pulling the corner of the building back from the South Plaza so 
the existing crosswalk across Douglas continues to connect the 
Conference Centre main entrance with the plaza and the Crystal 
Garden, and maintains the southwest corner of the plaza.  Pulling 
the building back along the line proposed for the cutback terrace 
at floor 7 would reduce the building size by only about 10% but 
significantly reduce the inordinate size of the building façade 
facing Douglas Street. 
Ensuring that no signage appears above the Empress roofline as 
viewed from the Inner Harbour. 
Proposing an effective strategy for minimizing bird strikes. 

737 
Humboldt 
Street 

2020-10-
29 20:54 
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Name Position Comments Address Date 

Astrid 
Frayne 

Oppose To: Victoria City Council 
 
Dear City of Victoria Council Members 
 
I have read the extensive report compiled by the Humboldt 
Valley Committee and wholeheartedly concur with their 
observations and recommendations. 
 
I agree that the Telus proposed building is much to big for that 
small plot of land. 
To erect a building of that magnitude one would need a property 
2-3 times that size. 
Telus is attempting to accommodate the property and make it 
appear smaller by referring to it as “triangular “ etc. 
However in the final analysis it is a humongous building on a very 
small plot of land. 
 
An analogy would be of a person who wears a size 12 shoe trying 
to wear a size 8 shoe. 
It could be done but should not be done because permanent foot 
problems will occur. 
The same holds true for trying to put an over sized building on a 
small piece of land. 
It can be done but shouldn’t because permanent problems will 
follow ie: 
...traffic congestion ( Humboldt being a very small, one way 
street is not designed to accommodate the influx of car/foot 
traffic that a building of that magnitude would bring. 
...the area is already overwhelmed and over populated. 
Victorians and tourists alike would be better served if that small 
piece of land could be used to reduce stress and create a sense of 
balance and harmony not increase it. 
 
The existing rules and guidelines by the city have been created to 
serve all at many levels. I trust these will not be broken to serve a 
few. 
 
Sincerely, and with respect 
A. Frayne  

504-708 
Burdett 

2020-10-
29 23:19 
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Erin Frayne Oppose We attended an info session hosted by the developer of Telus 
Ocean. The fellow hosting it did little to satisfy any question 
asked by the audience, and answered condescendingly. He left 
everyone with the impression that they are building their 
building and all residents in surrounding areas have to just live 
with it. He had absolutely no answer as to shadows and darkness 
imposed by the new building, sound from large fans on the roof, 
or lighting creating by the building at night, and many more. 
 
This is a residential neighbourood, with streets that are not 
equipped to hold the increase in traffic, and hundreds of 
taxpaying citizens who will lose their light and views if the City 
gives them the green light to violate building codes and extend 
the building height.  
 
I truly don't know why their are limits to buildings, as the City 
seems to approve any and all applications for developers to 
violate the codes. A restaurant is hounded to license their 
sandwich board on the street, while all of these buildings can be 
taller and larger than is set out in the bylaws. It makes no sense, 
and only seems to serve the developers. 
 
I trust City Council will do the right thing, and ensure Telus Ocean 
adheres to current code. It would be refreshing, appreciated, and 
go very far in keeping good neighbour relations between this new 
Telus head office and all of the surrounding residential homes. 
 
Sincerely, 
Erin 
 
I trust the city has received a copy of the 'Elephant in the room' 
in relation to this building. It was researched and written by Andy 
Wachtel Which summarized: This  review  finds  that the TELUS  
Ocean  proposal,  in  its ambition to  build  a  landmark  office 
tower at the south end of the downtown, misconstrues or 
distorts existing rules and guidance on building height, density, 
setbacks and overall massing.  If neighbours built or purchased 
property in the expectation that the Official Community Plan and 
its more elaborated Downtown Core Area Plan offered them 
some assurance that they could foresee the potential impact of 
further building, this proposal comes as a bad surprise.  The 
proposal needs to be reworked to better respect the context in 
this historic district. 

504-708 
Burdett  

2020-10-
29 23:47 
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Logan 
Phillips 

Oppose The proposed Telus Ocean Building does not respect the City’s 
Downtown Core Area Plan because it does not adequately 
integrate into the neighbourhood and it exceeds the area’s 
zoning regulations.  The Downtown Core Area Plan values the 
sensitive integration of new developments within this desirable, 
historic environment.  It would be dishonourable for a 
development to proceed that does not follow the Plan, which has 
been put forth and agreed upon by our City’s political leaders. 
  
The Inner Harbour District is a unique area that provides a 
significant draw for visitors to Victoria.  The City’s iconic skyline 
and the local area’s old-world vitality will be harmed if the 
prescribed Plan is not followed.  This will result in irreparable 
damage to the City’s second largest economic driver, the tourism 
industry.  In order to show some semblance of regard for the 
City’s Plan, the building’s massive size should be pared back to 
reduce its dominant impact on the surrounding area. 
  
The proposed building surpasses current zoning regulations in all 
major areas – height, density, and setback.  This lack of 
compliance, if approved, would be very concerning for individuals 
and businesses who have invested in the area with the 
fundamental expectation that the community plan put forth by 
our City officials would be respected.  This disregard for basic 
process would damage the City’s reputation and dissuade future 
investment. 
  
In order to attempt to integrate into the neighbourhood, the 
Telus Ocean Building should be constructed within the height, 
density, and setback parameters contemplated in the City of 
Victoria’s zoning regulations for the Inner Harbour District. 

349 
Windermer
e Place 

2020-10-
30 19:40 
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Garry 
Barsalou 

Oppose The design proposal for the Telus Ocean Building is a modern 
glass and steel facades that reflect sunlight like a magnifying 
glass.  This creates unbearable microclimate conditions to 
neighbourhood buildings, pedestrians and vehicles.  This style of 
design is energy inefficient and contributes to global warming.  
Major cities in the Northern hemisphere have restricted modern 
glass and steel construction. 
 
https://theconversation.com/glass-skyscrapers-a-great-
environmental-folly-that-could-have-been-avoided-116461 
 
If the City finds this design acceptable then minimizing size and 
height by adhering to the existing zoning would be the best 
direction going forward.  The developer should not be able to 
proceed unless they adhere to the existing zoning regulations 
(height, density, and setback). 

St. Charles 
Street 

2020-10-
30 20:40 

Sandra 
Beard 

Oppose Too modern of architecture. Too dense for the size of the lot. Too 
high. Locals are in need of more amenities to make downtown 
living more convenient and attractive (ie: cafes, restaurants and 
of most importance, a small grocery store).  

N707 - 737 
Humboldt 
Street, 
Victoria  

2020-11-
01 18:43 

Elizabeth 
Cooper 

building 
should 
not be as 
tall or 
massive 
as 
developm
ent plan 
indicates 

As indicated above I would like to see a smaller (height and 
width) building planned for this lot. I am also totally opposed to 
the large video screen showing sporting events etc. (This had 
been discussed at the outdoor meeting held in the summer.) I 
would like the lighting of this new building to be subdued as this 
is a residential neighbourhood.  

1106-788 
Humboldt 
Street  

2020-11-
02 1:08 

Wendy 
Bowkett 

Oppose Telus is asking that the permitted density be increased to 5.56:1 
(+39%) and then is applying a storey height 60% taller than the 
norm which will require a height variance from the DCAP 
maximum. There are also significant setback variances from 
DCAP guidelines. The combination of a taller storey and the 
increase in density will result in the bulk of the building over 
double what the OCP maximum and the standard storey height 
for a hotel/condo would produce. Additionally, the Aria was 
developed next door at a density of 3.6:1 and provided a 
significant financial amenity contribution of $275 K to the city. 
The request for a substantial departure from our OCP and DCAP 
for a national corporation, is not in the public's interest. I cannot 
support this project as proposed.  

1715 
Governmen
t Street 

2020-11-
02 2:01 
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Paul Harker Not really 
in favour 
due to its 
huge size, 
but 
realize it 
will 
ultimately 
go ahead. 

I live in 737 Humboldt, but do not face the site of the Telus 
development. However, I am very concerned about traffic in and 
out of the construction site. I have some suggestions: 
 
1. Truck traffic should use Douglas whenever possible. 
2. If it does use Humboldt and Penwell, a number of things must 
be done: 
 - have a traffic signal at Humboldt/Penwell as vehicles 
descending Penwell will face a blind corner and will inevitably 
have a collision with cyclists. 
- have a traffic signal at Penwell/Fairfield. This intersection is 
already a problem as parked buses block the view of traffic trying 
go across Fairfield: with vehicles going up Penwell (a steep climb), 
doing either a left or right turn onto Fairfield or to Burdett, there 
would be very poor sightlines so a traffic signal is essential. 
- If traffic goes along Humboldt to Blanshard, it should turn right 
so as to meet Douglas. (Turning left would mean going up the 
steep Blanshard  Hill). 
- as Humboldt between Douglas and Blanshard has been ripped 
up three times in the past year, it would be VERY desirable that 
heavy trucks stay off this part of Humboldt. 
3. Consider a bicyclist education program so that they have 
mandatory flashers so that they can be seen when when 
motorists do left turns across Humboldt from Penwell - at 
present, it is exceptionally difficult to see oncoming bicycles 
when doing this turn. 
4. If the staging area must be on the Humboldt side of the 
building site, keep it as small as possible as pedestrians heading 
to Douglas use this part of Humboldt, as do a lot of bicyclists, and 
also patrons of Bart's Pub. 

737 
Humboldt, 
S1004, 
Victoria, 
V8W 1B1 

2020-11-
02 4:40 

Scott 
Fletcher 

Oppose Glass wall more suited to Toronto, not beautiful Victoria. Tourists 
will NOT be impressed.  
 
Construction rumbling down Humboldt will destroy any prospect 
of retaining the bike lanes — thus destroying another tourist 
attraction.  
 
This building will kill thousands of birds over it’s life span.  
 
Does this design really respect the Lekwungen people as they 
claim. Really? This shameful design COULD NOT be more 
disrespectful.  

702-788 
Humboldt 
Street, 
Victoria 
B.C. 

2020-11-
02 23:49 
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Andrea 
Nunns, 
Humboldt 
Valley 
Residents 
Association 

Oppose Victoria Harbour is a Migratory Bird Sanctuary. The first bird 
sanctuary in Pacific Canada. This glass building will kill thousands 
and thousands of birds. Please see our website: https://hvra.ca. 
for extensive details.  

751 
Fairfield 
Road 
Victoria 

2020-11-
03 1:47 

Kimberley 
Fletcher 

Oppose 1. The building design is not congruous with the balance of the 
architecture in its surround. Paris tried to go modern and high, 
and it was a disaster, the La Défense area an eyesore to this day. 
The City of Victoria has done an amazing job maintainng much of 
the historic architecture, and this would stomp on that, not least 
The Empress Hotel. 2. The entrance on Humboldt, with parking, 
delivery and every day car traffic would seriously endanger the 
wonderful bike corridor Victoria is building, an important part of 
the city going green, critical to combat the climate crisis. If the 
building must exist, why not move this vehicle traffic to enter off 
Douglas, that street can handle it. 3. Birds are going to be killed 
hitting this totally glass building, which would be a travesty, since 
this is just next to a bird sanctuary and migration route. 4. And 
finally, why not have a design that embraces the island culture 
and heritage, particularly something representing native 
Lekwungen people. Again the city of Victoria has done an 
amazing job incorporating this culture in other areas of the city. 
Doing so for this new building would be something tourists and 
Canadians, and Islanders would want to come and see. 

702-788 
Humboldt 
Street, 
Victoria 
B.C. 

2020-11-
03 2:08 

Terri King Oppose I am opposed to the changes in zoning requirement.  If the 
building were to be built as zoned I would not oppose.  The 
height is my biggest concern as the Fairmont Empress will be 
ruined and its beauty diminished and cheapened by the 
corporate logo they are trying to put above it with the request to 
raise the height of the building.  The height is my only opposition. 

1801-707 
Courtney St 

2020-11-
03 5:29 

 



Mayor Helps and Council 
City of Victoria 
No.1 Centennial Square 
Victoria, BC V8W 1P6 

26 February 2021 

Re: 767 Douglas – Telus Ocean: Rezoning and OCP Amendment/Development Permit with 
Variance 

Dear Mayor Helps and Council, 

The DRA LUC has reviewed the proposal for a twelve-storey (53.21m) office building with 
ground floor commercial with an FSR of 5.47:1. We understand that the project requires an 
Official Community Plan (OCP) amendment for density as well as a Rezoning for density and a 
Development Permit with Variances for height and setbacks.  

In accordance with the City’s alternate CALUC process during the provincial PHO, no in-person 
or virtual CALUC meeting has been held for this project. Instead, the community was asked to 
provide feedback on the Telus Ocean proposal based on documents provided by the applicant 
posted to the Development Tracker.  

Timeline 

On 04 August 2020, several members of the DRA LUC met on-site with a representative of Telus’ 
Community Partner, Luke Mari of Aryze, for a brief overview of the proposal. On 06 August 
2020, the two-document Telus Ocean submission was posted to the Development Tracker. 
Between 08 October and 03 November 2020, members of the public submitted feedback on the 
proposal and that feedback was subsequently provided to the DRA LUC. Of the 128 responses 
recorded, 11 people voiced unqualified support for the project as presented. (A summary of the 
public’s comments and a review of detailed pubic comments are appended to this letter.) On 04 
December 2020, revised plans and a document labeled “Applicant Response” were posted to 
the Development Tracker. Revised plans show minor changes to the proposal that do not 
substantially address or resolve the major concerns expressed by members of the community. 
The Applicant Response reiterated justifications for their project approach as originally 
submitted. 

ATTACHMENT F



 

 

The applicant has not provided the following requested information, materials, or public 
engagement:  

 No view studies for Humboldt Valley residents: On 05 August 2020 at meetings with the 
Humboldt Valley Committee (HVC), Aryze committed to conducting drone studies to 
show how residents in neighbouring buildings will experience the project. 

 No demonstration of the footprint of building: On 05 August 2020 at the HVC meetings, 
Aryze committed to painting the outline of the triangular cross-section of the building 
(its footprint) on the site to help stakeholders understand its placement on the site, the 
wall length, and separation from neighbouring buildings. 

 No scale model of the project has been made available for the community to view. 

 No online community meeting as committed to by Aryze on 05 August 2020 – We 
understand that an online meeting was held extremely late in the application process 
(23 February 2021) but was limited to only those individuals who had signed up for 
information on the Telus Ocean website. The DRA was not informed of this meeting and 
no public notification was provided through an official city mail out so all the people in 
the 200 m-notification could have an opportunity to participate in that meeting.  

 
Response from the LUC: 

Having reviewed the proposal relative to the City’s core planning documents and the public 
feedback the DRA LUC notes the following: 

 There are several overlapping and complementary components of the OCP and DCAP 
that apply to the subject property to inform design and massing considerations for any 
proposal at this site. According to the Applicant Response, many of these policies and 
guidelines were considered but the applicant chose to take an alternate approach that 
represents a departure from what was envisioned for this site. This approach fails to 
achieve the objectives and goals outlined in the City’s planning documents. 

 The subject property is within the Core Inner Harbour Legislative Urban Place 
Designation in the Official Community Plan, which envisions building up to 45 m in 
height with a maximum density of 4:1 FSR. The designation also promotes formal 
building and public realm design to respect the form and character of neighbouring 
heritage buildings of historic significance. The applicant is seeking an 18% increase in 
height and a 37% increase in density over what is prescribed without meeting the 
objectives and goals of the OCP or fulfilling the intent of the Urban Place Designation. 

 The site is within the Heritage Conservation Area: Inner Harbour. The objectives of this 
area include conserving and enhancing the heritage value of the area as well as the 
special character and significant historic buildings. The overall scale and massing of the 
proposal relative to the heritage landmark policies do not respect the visual prominence 
and character-defining importance of heritage landmark buildings.  

 The subject property is within the 180m Heritage Landmark radius of the Empress 
Building. This proximity protection was established in the OCP to maintain the visual 
prominence and character-defining importance of 16 significant heritage buildings in the 
City of Victoria while development continues around them. The proposal is not 
consistent with design guideline considerations in terms of its general fit, character and 
materiality within a heritage landmark area.  



 

 

 It is unfortunate that the Advisory Design Panel did not comment on the specific areas 
of significant concern highlighted by City staff.  These areas included such issues as: 

o Overall scale and massing relative to the heritage landmark policies that seek to 
respect the visual prominence and character defining importance of heritage 
landmark buildings  

o Overall scale and massing with respect to building floor plate and street setback 
policies aimed to reduce the bulkiness of buildings and shadowing impacts  

o Impact on protected views to the harbour in terms of policies that seek to 
ensure new developments complement and respond to the surrounding context  

o Massing along Douglas street in terms of the length of building relative to 
policies that promote a human scale and visual interest through building 
articulation  

o Materiality approach with respect to the extent of proposed glazing within a 
heritage landmark radius and in terms of the general form and character of the 
area  

 

In addition, when the applicant was questioned about how they had chosen to respond 
to the applicable policies in the OCP and the Design Guidelines they stated that the site 
was unique and should not be considered in the context of the surrounding areas or 
relevant guidelines. It appears that the ADP considered the application within a 
complete vacuum in terms of policy. 

 The massing along Douglas Street, in combination with the orientation of the building, 
will function as a wall of glass and spandrel without distinct articulation that will block 
the protected view corridor to the Olympic Mountains. The protected view is referenced 
in the OCP and described in DCAP Appendix One: Public Outward View Guidelines, View 
5: Olympic Mountains from Douglas Street. Design Guideline 2 states, “Ensure that new 
development along the Douglas Street corridor is designed to help frame and enhance 
this view corridor.” The Telus Ocean proposal contradicts the goals of this bylaw and 
should require an additional OCP Amendment along with the associated public 
consultation process if it proceeds as proposed. 

 The shear bulk of this proposal will negatively impact adjacent buildings, their residents 
and occupants, in addition to the experience of people on the street through excess 
shadowing and a massing that is nearly double that of what is envisioned for the site. 
The OCP for Core Inner Harbour/Legislative, clearly states density up to a total of 4:1 
may be considered in strategic locations for the advancement of plan objectives. This is 
consistent with neighbouring properties including the Aria 3.6:1, Marriott 4.3:1, Astoria 
4.7:1, Belvedere 3.1:1. This application is requesting an increase of 37% over the OCP 
maximum to 5.47:1. Telus is also requesting an average storey height 60% taller than 
what is typical of its residential and hotel neighbours. The result is a compounding of the 
buildings bulk by an additional 60% over a residential building of a similar density. 
Neighbouring Humboldt Valley buildings are effectively half as bulky and will be 
overshadowed and overwhelmed by the Telus Ocean Building.  

 The local area is dominated by hotel, tourism, ground floor commercial and residential 
uses. The proposed office use will provide little vitality after hours other than evening 
light pollution. The proposed giant media screen facing the Crystal Garden, originally 
promoted by the applicant for broadcasting events like the Stanley Cup playoffs, 



 

 

highlights the inappropriateness of this proposal and the proponents being tone-deaf to 
the interests and concerns of hundreds of immediately adjacent residents. Whether the 
media screen is intended for sporting events, art displays, or advertising, it would be 
intrusive and utterly noxious to permit a situation where moving video is broadcast 
immediately adjacent to this heritage/museum/residential area much as it is at the Save 
on Foods Memorial Arena. 

 The developer has offered to provide 127 parking spots within the building. Bylaw 
(Schedule C) requires 221 parking spaces for the proposed development. Despite 
conjecture that building occupants will utilize public transit or cycle, this shortfall will 
instead likely create additional parking pressures in the surrounding residential 
neighbourhoods. Bike parking has not been increased proportionally beyond the 
minimum requirements in compensation for this 43% shortfall in required parking. 

  The purchase price for this land from the City is $8.1 million, plus up to an additional 
$1.1 million purchase price adjustment depending on the final proposal submitted and 
approved as part of the rezoning process. Assuming this proposal will net the City the 
full $9,200,000 contract price for the 152,000 sq ft of floor area proposed, this 
represents $60 per square foot of buildable floor area. Recent sales of development 
property in Harris Green of property with similar geotechnical difficulties has repeatedly 
confirmed the land price of around $80 per square foot of buildable density for highrise 
residential rental development. Land value for residential development on this site 
should yield at minimum a 30% higher price than currently negotiated. Site remediation 
aside, it is obvious offices are not the “highest and best use” for this property and will 
contribute far lower funding for City priorities such as affordable housing. If the 
property were sold for residential development, it would yield the same net price to the 
City for a building of half the size and bulk of what is now proposed which could comply 
with all of the OCP and DCAP regulations. 

 
The DRA has obtained through a Freedom of Information request a redacted copy of the original 
Request For Expressions of Interest application pitch letter from Jawl Properties and Telus 
outlining the proposal. This original proposal states: 

 “As proposed the Project complies with the 45 metre height guideline contained in both 
the OCP urban place designation and DCAP’s urban design directions applicable to the 
Site… Specifically when viewed from key perspectives to the west identified in the DCAP, 
the Project is not visible over the Empress Hotel’s roofline and this has been confirmed by 
digital modeling. Additionally, the Project substantially complies with the urban design 
guidelines contained in the DCAP with respect to street wall configuration and upper 
floor setbacks and the Project’s place making, open space and urban design strategies 
are in sync with the principles and specific strategies outlined in the OCP”.  

We know that the application now before us abides by none of these early commitments made 
to secure the contract of purchase and sale from the City and that the highly respected local 
partner, Jawl Properties, has since withdrawn from the project.  
 
We find ourselves again asking why City-led initiatives are permitted to be politically leveraged 
by applicants to become the most egregious violators of our core planning documents while at 
the same time providing little benefit for the community. The public feedback on what appears 
to be a corporate vanity project is unambiguous in its opposition to the height and bulk of this 



 

 

proposal yet the application moves forward with no substantive mitigating revisions. Telus will 
only be a tenant, occupying two floors, and the rest of the building will be made available for 
lease, just like any other speculative development. In our opinion the re-deployment of a few 
hundred existing Telus office workers from around the city to an office building inappropriately 
placed in a residential and tourism enclave is hardly a sound economic argument in support of 
Victoria 3.0 or one sufficient to risk the potential for catastrophic damage to the city’s most 
important tourist and heritage precinct.  
 
We strongly advise that Council decline this project as proposed. 
 
 
Sincerely, 

 
Ian Sutherland 
Chair Land Use Committee - Downtown Residents Association 
 
 



 

 

Comments and concerns raised by the public via the City’s Development Tracker: 
During the 30-day period available on the City’s Development Tracker, there were 128 
responses from members of the public, the majority of who live in the Humboldt Valley.  

 

 

 

From those responses: 

 Eleven people (8.6%) offered unqualified support. Three of the ten responses were from 
individuals who registered an address outside the notification area and did not indicate 
that they have an interest in property in the area.  

 Twelve people (9.4%) offered conditional support requesting changes to a variety of 
aspects of the project. Traffic (vehicles, bikes, congestion, patterns, design) concerns 
were most referenced as well as concerns around the illuminated screen and signage.  
Concerns were also raised about wanting improvements to public/pedestrian spaces.  

 One hundred and five people (82%) registered opposition to the project, or offered 
support only if substantial changes to the building’s height and massing were made.  

An overview of the concerns raised by the public is outlined below with the full comments 
appended. 

 Does not align with City of Victoria planning objectives 

 Not compliant with requirements of the City of Victoria’s Inner Harbour District  

 Fails to comply to Official Community Plan 

 Proposal is inconsistent with the Downtown Core Area Plan 

 Absolute height of Telus building – too tall for site 

 Insufficient setbacks on Douglas 

 Insufficient setbacks on Humboldt 

 Too tall relative to other residential buildings 

 Too tall relative to Empress Hotel 

 Height & massing will obstruct/have negative impact on downtown views and silhouette 
of Empress 

 Building mass is too large/bulky 

 Density is too high 

Public Feedback 

Oppose 

Conditional support 

Support 



 

 

 Proposed total floor area is too high 

 Building does not sensitively integrate into the neighbourhood 

 Building design is incongruous within historic context 

 Proposed development overwhelms the surrounding historic buildings and would 
change the character of the neighbourhood 

 Telus building would occupy entire views of many units in adjacent buildings without 
relief 

 Increased shadowing: adjacent buildings need access to light and air 

 Concerns about potential loss in value of real estate in adjacent units that are negatively 
impacted by proposed building 

 Too much traffic along the Humboldt corridor. This project will compound the issue. 

 Concerns about traffic flow (bikes, vehicles, construction, buses) 

 Safety concerns regarding traffic volumes in area and recently redesigned Humboldt 
with shared single lane for vehicles going two directions and two bikes lanes  

 Large video screen on exterior for public events not supported 

 Nighttime lighting “lantern” of building not supported as proposed – light pollution 

 Telus sign visible above the Empress is not supported 

 More priority for public space  

 Insufficient consideration for public space 

 Environmental assessments needed 

 Concerns regarding glass walls and impacts on environment & energy efficiency 

 Need counter measures to prevent bird impacts 

 Concerns re developer’s rationale that project aligns with “Victoria 3.0” to create high-
tech jobs as Telus plans to centralize existing offices and rent out remaining space 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

  
767 Douglas Street - Telus Ocean - Public Feedback Review 

  

  Position Comments Address 

1  but with conditions  

I feel the Telus tower should be, maximum, the same height as the Aria. Anyone taking 
pictures of the empress shouldn’t see Telus sticking up behind the hotel.  Plus, the 
shadows these big towers create (in an already dense neighborhood) isn’t great for 
mental health. 

737 Humboldt 

2  see below 

There is a tremendous amount of vacant office space downtown. The proposed building 
should be set back 5 metres instead of 2 from Douglas Street and 3 metres instead of .19 
from Humboldt. We have to have breathing space. Height of building should be reduced 
to 27 metres. Again, breathing space and views for current residential buildings. The 
proposal for the Telus Ocean Building does not follow Victoria's Official Community Plan 
because it does not sensitively integrate into the neighbourhood.  The development, as 
proposed, will dominate the area and reduce its appeal for both visitors and local owners.  
The developer should not be able to proceed unless they adhere to the existing zoning 
regulations (height, density, and setback). 

751 Fairfield 

3  with modifications 

The site could be improved by a Telus development but its current design will cause far 
too much traffic during construction especially on Humboldt Street. Humboldt is narrow, 
often clogged with garbage and other bins in mornings and is supposed to be a major bike 
artery! Mayfair shopping centre has direct access off Douglas. What is there not direct 
access fo here? If that is impossible at least make left turns onto Humboldt from 
Blanshard illegal.Even after completion the extra traffic will be too much for this corridor. 
Reduce parking and office space. 

788 Humboldt 

4 
An adjustment to 
reduce the building 
size is necessary. 

Building height needs to be reduced to maintain the iconic downtown view and the 
silhouette of beautiful Empress Hotel. 751 Fairfield 

5 

building should not 
be as tall or massive 
as development plan 
indicates 

As indicated above I would like to see a smaller (height and width) building planned for 
this lot. I am also totally opposed to the large video screen showing sporting events etc. 
(This had been discussed at the outdoor meeting held in the summer.) I would like the 
lighting of this new building to be subdued as this is a residential neighbourhood.  

788 Humboldt 

6 

I don’t support the 
current plan for the 
building, but have no 
problem with Telus 
being there. 

The current plan for the Telus building at 767 Douglas seems too tall for the site. Having 
the Telus logo visible above the Fairmont Hotel from the harbour is a BIG mistake. It will 
ruin and corporatize that iconic view. Also, it is my understanding that the lot is not 
currently zoned for a building this tall, but that City Hall is considering changing the zoning 
for Telus’ sake. Why can’t Telus change its plan? Try a little harder to fit in with the 
neighbourhood? 

737 Humboldt 

7 
I have some concerns 
(see Comments) 

I am concerned about the height (over 53m) and that more priority should be given to the 
public south plaza by cutting back the second “prow” that extends over that plaza.  737 Humboldt 

8 

I oppose if there the 
intent is to not have 
counter measures to 
prevent birds hitting 
the building and also I 
don’t think the 
building should be lit 
up at night as it could 
disturb the units 
facing he building   

I think the idea of bringing jobs to the area is good as long as there are environmental 
assessments are made and considerations made for the units facing the building.   

751 Fairfield 



 

 

9 

I support a Telus 
building that adheres 
to existing height 
limits and has a 
building facade with 
more traditional 
building materials 
and design features 
that enhance the 
surrounding historic 
buildings and 
neighbourhood. 

The proposed height is totally inappropriate for a downtown residential neighbourhood. 
The building needs to adhere to existing height limitations which are in place for good 
reasons. The all glass modern design is too incongruous with the nearby historic buildings. 
It picks up absolutely no common design elements from the surrounding buildings and 
historic neighbourhood. It will stick out like a sore thumb for decades to come. I support a 
Telus building that adheres to existing height limits and has a building facade with more 
traditional building materials and design features that enhance the surrounding historic 
buildings and neighbourhood. 

737 Humboldt 

10 
Less height please to 
blend with other 
buildings 

Concerned about traffic flow since Humboldt does not connect to Douglas except for bikes 
788 Humboldt 

11 Needs Modification 
The Telus Ocean Proposal is too large for the site and needs to be down scaled 
significantly to not only meet City Restrictions but neighborhood impact and scaling. 707 Courtney 

12 

Not really in favour 
due to its huge size, 
but realize it will 
ultimately go ahead. 

I live in 737 Humboldt, but do not face the site of the Telus development. However, I am 
very concerned about traffic in and out of the construction site. I have some suggestions: 
1. Truck traffic should use Douglas whenever possible. 2. If it does use Humboldt and 
Penwell, a number of things must be done:  - have a traffic signal at Humboldt/Penwell as 
vehicles descending Penwell will face a blind corner and will inevitably have a collision 
with cyclists. - have a traffic signal at Penwell/Fairfield. This intersection is already a 
problem as parked buses block the view of traffic trying go across Fairfield: with vehicles 
going up Penwell (a steep climb), doing either a left or right turn onto Fairfield or to 
Burdett, there would be very poor sightlines so a traffic signal is essential. - If traffic goes 
along Humboldt to Blanshard, it should turn right so as to meet Douglas. (Turning left 
would mean going up the steep Blanshard  Hill). - as Humboldt between Douglas and 
Blanshard has been ripped up three times in the past year, it would be VERY desirable that 
heavy trucks stay off this part of Humboldt. 3. Consider a bicyclist education program so 
that they have mandatory flashers so that they can be seen when when motorists do left 
turns across Humboldt from Penwell - at present, it is exceptionally difficult to see 
oncoming bicycles when doing this turn. 4. If the staging area must be on the Humboldt 
side of the building site, keep it as small as possible as pedestrians heading to Douglas use 
this part of Humboldt, as do a lot of bicyclists, and also patrons of Bart's Pub. 

737 Humboldt 

13 Oppose 
  

737 Humboldt 

14 Oppose 
  

788 Humboldt 

15 Oppose 

This building is far too large.  It is important that developments are required to stay within 
the guidelines that are established.  This building exceeds every zoning restriction, height 
setbacks, land density.  It does not support the heritage context of the community and will 
be detrimental to the downtown area in its present plan.  It does not align with the City of 
Victoria planning objectives. It is imperative that the mayor and council do not accept this 
development plan in the present state.  The hotels, businesses, and residents of the 
downtown area should have their voices respected.  We are adamant that this 
development can not proceed without significant changes. Telus and Aryze Developments 
must revise the plan so that it is in compliance with the City of Victoria’s current building 
development and zoning regulations for the Inner Harbour District. This development can 
not be allowed to proceed at the expense of the Doubletree Hotel, the Marriott Hotel, the 
Empress Hotel, the Crystal Gardens, the residents in the Humboldt Valley and the 
businesses in this area also.  Scale back the Telus Ocean project and stay within the zoning 
guidelines for this area.  

788 Humboldt 



 

 

16 Oppose 

The proposed development is a large business operation being situated in among a 
number of residential buildings....five condos and a hotel. The business activity and 
accompanying traffic would not be suitable in that location.  

788 Humboldt 

17 Oppose 

This building is too tall and bulky. It dwarfs the historic sites in the area and diminishes 
quality of life for Humboldt Valley residents and tourists, the life blood of our economy. 
The Telus building would be better located away from the downtown core. 

788 Humboldt 

18 Oppose 

The building is far too big for the site and does not follow city guidelines. Reduce the 
height to the 45m allowed in the current zoning, decreasing the proposed density in the 
process. Give more priority to the public south plaza by cutting back the second “prow” 
that extends over that plaza.   

788 Humboldt 

19 Oppose This is too big a project for the character of the neighborhood 788 Humboldt 

20 Oppose 
The proposed building is too large. Please do not grant any exceptions to the existing 
zoning regulations. 788 Humboldt 

21 Oppose 

Am opposed to the current proposal as I feel it is too intrusive on the site. Would accept a 
proposal presenting a shorter building. Am an owner of a condo on Humboldt Street. 
Condo is rented out at present but I fully intend to retire to the building in the very near 
future. 

1304 -18 st. S 
Cranbrook 

22 Oppose 

Based on the plans and artist impressions submitted by Telus, the construction of the 
building as proposed would overpower the area, change the cityline, and ruin the visual 
beauty and heritage of the Empress Hotel as seen from the water. 

788 Humboldt 

23 Oppose 
Proposed Telus building is way too tall and design does not belong to Victoria 

737 Humboldt 

24 Oppose Height of the building needs to be lowered. 737 Humboldt 

25 Oppose 

The proposed development overwhelms the surrounding historic buildings and would 
fundamentally change the character of the neighborhood. The development should be 
downsized significantly.  

737 Humboldt 

26 Oppose 

This building does not fit the character of the city. It will dwarf the Empress Hotel and 
diminish the beauty of the Crystal Pool building. It is also presents a sidewalk interface 
that is not supportive of a sense of safety to pedestrians. 

828 Rupert 
Terrace 

27 Oppose 
In my opinion, the proposed building is too tall, and will obstruct rather than add to to 
skyline of our city. 737 Humboldt 

28 Oppose 

I am in agreement with the recommendations in the Humboldt Valley Committee Bulletin. 
The signature buildings downtown Victoria are the Empress and the Legislature buildings.   
That is what makes Victoria unique for both residents and tourists.  Having the Telus 
building overpower the Empress with their TELUS sign above the Empress is wrong, caters 
to commercialism and, I feel, does nothing to “bolster the visual impact of the Empress”. I 
have no problem with Telus building on the Apex site and welcome a new unique building 
there, however, the current building plans are too overpowering for the inner harbour 
landscape and I feel, should to be scaled down.  

737 Humboldt 

29 Oppose Too tall and too large foot print. 737 Humboldt 

30 Oppose Too many requests by the developer to raise this property's specifications. 737 Humboldt 

31 Oppose 
Concern over increase in traffic and over adding another tall structure to a relatively high 
density block 737 Humboldt 

32 Oppose 

I don't believe that this is the best site for this proposed building. The height of 54 meters 
is simply too tall. The city has spent a lot of money quieting traffic, and introducing a 
bicycle corridor on Humboldt Street. How will the extra traffic affect these improvements? 
Does Victoria really need more office space at this time, when more people are working 
from home? I don't see hoe this giant glass wedge will "complements the surrounding 
community".  

788 Humboldt 



 

 

33 Oppose 

The building is way too tall and TELUS has misled The public by declaring it an 11 story 
building. Which it is except 11 commercial stories equates to 17 residential stories. It is 
totally out of place. And traffic at the intersection of Fairfield and Penwell is dangerous 
enough now. With added traffic it will be a nightmare.  

737 Humboldt  

34 Oppose Too high & overwhelms the surroundings.  737 Humboldt  

35 Oppose 

Telus Ocean is too tall! Will overpower our heritage Empress Hotel in a heritage location. 
Also, your traffic analysis is very flawed. Expecting cars,with only one lane To share in two 
directions! to compete with bikes going both ways on Humboldt is crazy.The morning and 
evening commute.with traffic exiting three apartment buildings and a Hotel between 
Douglas andBlanchard  Is an accident waiting to happen.Close off Humbold in front of The 
Marriot Hotel to cars! ,between Penwell and Blanchard! UsePenwell for the Ocean Telus 
traffic..a traffic circle there would be abreast choice..please! Do something about these 
problems before you steam roll ahead! Think!! 

737 Humboldt  

36 Oppose 

The building is too big for the space available. It will diminish our iconic landmark, the 
Empress, by its height and its sign will be an ugly blemish on our skyline. Its design is 
entirely contradictory to the historical designation of the area in which it is located. 
Further, the traffic pattern it creates will create chaos on Humboldt St, and likely 
endanger lives, despite the traffic study submitted.  

737 Humboldt  

37 Oppose 
This proposed building is simply too big for the space available! 

737 Humboldt  

38 Oppose 

The building  has been reviewed by Miko B., Senior Planner.  His comments seemed to 
have been dismissed by the Design panel??  Reasons??  Traffic flow is even a concern with 
the use of Penwell and Blanshard access! Why would City Council not review and discuss 
the City Planner's work on this project and the Traffic study.  Height is not the only 
concern by a long shot. 

737 Humboldt  

39 Oppose 

The building  has been reviewed by Miko B., Senior Planner.  His comments seemed to 
have been dismissed by the Design panel??  Reasons??  Traffic flow is even a concern with 
the use of Penwell and Blanshard access! Why would City Council not review and discuss 
the City Planner's work on this project and the Traffic study.  Height is not the only 
concern by a long shot. 

737 Humboldt  

40 Oppose 

I do not oppose the building itself. However, the height in respect to the surrounding 
buildings needs to be addressed as well as the proximity to the West side of the Aria 
building. 

737 Humboldt  

41 Oppose 

While I like the idea of the building and its dramatic desire to create a post-modern 
character to downtown Victoria, it exceeds the zoning requirements in four areas.  I think 
that drama can be created in a smaller size.   

737 Humboldt  

42 Oppose 
  

737 Humboldt  

43 Oppose 

The building is far too big for the site and does not follow city guidelines. Reduce the 
height to the 45m allowed in the current zoning, decreasing the proposed density in the 
process. Give more priority to the public south plaza by cutting back the second “prow” 
that extends over that plaza.  

788 Humboldt 



 

 

44 Oppose 

Outlined below are some concerns about/objections to various aspects of the Telus 
project proposed for the Apex lot at the corner of Douglas and Humboldt Streets. • As 
proposed, the Telus building will loom over the plaza by the Crystal Garden (internal side 
lot). To avoid stifling this rare public open space, we want to see:  o A. application of the 
set back requirement of 4.5 meters to ALL FLOORS of that side of the Telus building; and o 
B. the Telus building cut back and the edge terraced as of the second floor (per the DCAP, 
6.187, p94). § (Note: We understand that in Telus’s proposal the terracing doesn’t start 
until the eighth floor of the Telus building. If this is so, the Telus building, which is 
marketed as a landmark project, will not impress, but oppress.) • We don't want the Telus 
building to reflect light and heat around the neighbourhood, to include into our unit in the 
adjacent residential building, through Telus's use of metal and “high-reflectance glass” as 
well as the mirroring effect on the façade of the Telus building. • We don't want light 
beamed into our unit from the Telus building acting as an “alluring lantern at night,” per 
the Telus marketing literature. • We don't want our privacy being violated by individuals 
having a view into our unit from the Telus building, its terraces/tiers, and its restaurants.  

737 Humboldt  

45 Oppose 
I do not support the request for additional height and change in density. I believe the 
original height of 43 m is also too high for the neighbourhood. 707 Courtney 

46 Oppose Too high for neighbourhood. 707 Courtney 

47 Oppose Too high. 707 Courtney 

48 Oppose 

Little consideration is being given to the fact that this is a very residential area that is 
valued for its existing green spaces and open areas.  It's also an area that is valued for 
being close to yet tucked away from downtown and is generally quiet after dusk.   Not 
enough consideration is being given to the impact the proposed building will have on 
residents and hotel guests after dusk in relation to light pollution.  Additionally, the 
proposed height and scale of this building will over shadow and greatly impose upon the 
existing businesses and residences. 

737 Humboldt  

49 Oppose 

The proposed building is far too large and the Telus sign will be seen right overtop of the 
Empress from the view of the harbour.  The City staff's report has raised a number of 
important questions and I ask that Council review that report. 

737 Humboldt  

50 Oppose 

As currently proposed, this project would have an overwhelming presence in the 
neighborhood thereby diminishing the presence of existing structures. It should be 
required to conform to existing height bylaws. If not, what's the purpose of a bylaw? 

788 Humboldt 

51 Oppose 
The building is far to large for the space. This building will needlessly impact it's neighbors 
in negative ways.  788 Humboldt 

52 Oppose 

This is a high density area already.  Withing a short walking distace there are several 
hotels:  Hilton, The Marriott, and the Chateau Victoria.  On the same street, withng a very 
short walking distance, there are condominium buildings: Aria,  Astoria, Belvedere,  The 
Falls.  In addition, there are restaurants  and pubs. To change the zoning to accommodate 
the proposal, will result in a much higher density area than we already have.  The site 
coverage, 69.45% leaves a small area for green space.   The traffic, which is high density 
now, will be much worse, considering the movement that the new office building will 
experience,  The pollution will increase, a very serious concern. Thank you for the 
attention you have given to my comments. 

751 Fairfield 

53 Oppose 
This building is too high and will overwhelm other buildings around it. Development 
should stay within the current zoning height requirements.  751 Fairfield 

54 Oppose 

Firstly the development as proposed is a nice project but wrong for the proposed location 
which is the start of the residential area of the Humboldt valley. This is a quiet street with 
condos and hotels. An office building of this size is just not a good fit for our community. 
Secondly if Telus and the city are determined to build this high floor space density, glass 
(terrible hazard for birds) monster then the guidelines for this location should be adhered 
to and the height should be 43m or less. Also construction traffic on Humboldt should be 
held to a minimum. We are terribly disappointed in the city and our elected officials for 
encouraging this type of development at this location. 

788 Humboldt 



 

 

55 Oppose 

Firstly the development as proposed is a nice project but wrong for the proposed location 
which is the start of the residential area of the Humboldt valley. This is a quiet street with 
condos and hotels. An office building of this size is just not a good fit for our community. 
Secondly if Telus and the city are determined to build this high floor space density, glass 
(terrible hazard for birds) monster then the guidelines for this location should be adhered 
to and the height should be 43m or less. Also construction traffic on Humboldt should be 
held to a minimum. We are terribly disappointed in the city and our elected officials for 
encouraging this type of development at this location. 

788 Humboldt 

56 Oppose 

Opposition to requested height increase; 43 m is sufficient for an 11-12 storey building. A 
height increase would have a negative impact on surrounding commercial and residential 
property owners, who invested in their properties expecting building regulations in the 
area to be adhered to. Conversely, maintaining the current height restriction would have 
minimal impact on the function and views of Telus Ocean. 

751 Fairfield 

57 Oppose 

To the council, please review and consider the entire staff report which is far more than 
the the Design Panel rubber stamping the Telus/Aryze proposal. The size of this building 
would have a huge negative impact on us in the immediate area. 

737 Humboldt  

58 Oppose 
  

751 Fairfield 

59 Oppose 

The proposed floor space ratio is nearly double what is permitted for this site. Presumably 
we have regulations that were put in place for a reason. The height variance should not be 
allowed. Developers seem to think they can propose whatever they want and not keep 
within what they are supposed to be be working with. 

1231 McKenzie 

60 Oppose 

 My husband and I live in south tower of the Falls.  When we bought our home we knew 
that something would eventually be built at the Apex site and that, given the zoning, we 
might lose some of our view to the south and be looking at, or slightly up towards, the 
roof line of the new structure. The proposed Telus Ocean building is beyond anything we 
could have imagined in height, width, and potential for lighting our home at all hours of 
the day and night.  It would occupy our full southern view; we see neither over it, nor 
around it.  We would need to crane our necks to even see the sky.  We are on a high floor 
and are fortunate to also have a view to the West.  Other units in our building would be 
impacted even more severely.  It would be our constant companion, greeting us in the 
morning and being the last thing we would see at night.  Telus has obviously designed a 
building whose M.O. is to be visible from the Inner Harbour, with the Telus Logo 
dominating the Empress and the skyline.  To meet those ends, they have proposed a 
hulking structure that would be out of place and substantially change the nature of 
Humboldt Valley. I urge you to not approve the proposed Telus Ocean building as 
designed.  If they want a billboard, they should put it somewhere else.  Otherwise, they 
should be a good neighbour and build something congruent with the surrounding area. 

708 Burdett 

61 Oppose 

I would like to lodge my opposition to this project.  After reviewing the documents put 
forward by the developers and Telus, it is clear to me that this building will dwarf the 
surrounding buildings and fundamentally distort the character of this heritage 
neighbourhood.  I have no doubt that a better location for this large building could be 
found elsewhere in the city, or failing that a smaller building that conforms to existing 
zoning regulations. I am also concerned about a significant uptick of traffic on Humboldt 
Street, as well as increased light pollution from the planned screens. 

788 Humboldt 

62 Oppose   788 Humboldt 



 

 

63 Oppose 

When I moved into this neighbourhood I full expected this property to be developed 
within a few years. What I didn't expect was for a rezoning application doubling the 
density and floor area. This proposal in what is now a residential area is as large as anyone 
could have imagined for the site. I would have applauded city council if they had 
consulted with us before approving this project in principal.  It is as if we don't count 
when it comes to decisions about OUR neighbourhood. To put this eyesore in the middle 
of several condo towers and hotels is an idea too late to the table. When the condos and 
hotels were built ten to fifteen years ago, that was what was decided to be the use of the 
land. To inject a new building that will block several of the existing buildings is a bad idea. 
We did not vote in this council and mayor to ruin our lives and devalue our investment in 
Victoria. We chose to live here based on what was zoned for the area and we happily pay 
taxes to keep the area for what it was intended. I implore the council and mayor to 
maintain the zoning guidelines as decided. 

708 Burdett 

64 Oppose 
The size of the building should be scaled down and kept within existing city requirements 
and guidelines. It is far too big for the site. 788 Humboldt 

65 Oppose 

This Telus Ocean Building, as proposed, is far too large, both in height and overall 
dimensions, which obviously they know because of the variances requested.  It will not be 
at all in keeping with anything near by. It's height will dwarf the iconic Empress hotel, ruin 
the sightlines of several other key hotels along with several local condominium towers. 
The issues of the reflective quality, excessive lighting at night for "trees" growing inside, 
lack of foresight for wildlife (bird-strike) have not been addressed nor has the total 
enjoyment of open spaces currently existing that will be crowded out and over shadowed, 
especially the taxpayer funded closure of Humboldt Street, brand new bike lanes and 
creation of the new seating area. Both the Convention Centre, built in keeping with the 
style of the area and the Crystal Garden will also be negatively impacted but such a huge, 
inappropriate looking building. The proposal also does not adequately address then 
overuse of Humboldt and Penwell Streets for excessive traffic. The "Transport Impact 
Assessment" presented on July 8, 2020  was obviously done during not only during on-
going construction on Humboldt Street before it was narrowed even more by more bike 
lanes but in the midst of almost total lock-down due the COVID-19 pandemic! There were 
no workers or tourists in the area at all to -generated "traffic". "4. Our analysis indicates 
that the proposed development will have minimal impact to the adjacent road network. 
Most vehicle trips generated by the development will travel through signalized 
intersections that are currently operating well within operational capacity thresholds." 
How can this possibly be a valid study? With the number of "expected" offices planned, 
both service vehicles (recycling, deliveries, etc) will obviously increase significantly. The 
expectation that BC Transit Passes "may" be issued, and the thoughts that everyone who 
might work in that building actually will live nearby enough to bike to work seems a bit of 
a dream. The last issue I wish to address is what seems to be the proposed excessive 
number of "offices" and "workers" expected to be employed in this building. Even long 
before the COVID-19 pandemic took hold, there already was a lot of empty office space 
due mostly to high rents and adding to that trend when it appears more work-from-home, 
downsizing etc. is being encouraged, it does not seem to make any sense to just add more 
empty, expensive office space. 

737 Humboldt 

66 Oppose 

WHERE IS THE THE 3D ANALYSIS OF THE IMPACT OF THIS BUILDING ON THE VICTORIA 
SKYLINE, PARTICULARLY THE PROTECTED VIEWS FROM THE HARBOUR EASTWARD, ALSO 
AT NIGHT WHEN A BRILLIANTLY LIT TOWER WOULD SERIOUSLY DOMINATE THIS VIEW 
AND DETRACT FROM THE HARBOUR-SCAPE. 

1760 Patly 
Place 

67 Oppose 
the proposed building is to large for the site. It should follow city bylaws. It should be 
shorter, have much larger setbacks and be a friendlier building to walk around. 751 Fairfield 

68 Oppose 
I feel that the proposed building is out of place for the surrounding area and will affect a 
large residential population.   788 Humboldt 

69 Oppose 
That corner should not have anything constructed higher than the surrounding buildings 
in thst block on Douglas Street.  751 Fairfield 

70 Oppose 
The proposed building appears quite imposing in a currently nice mixed-use area.  I do 
object to the proposed changes to the density and height zoning requirements.   751 Fairfield 



 

 

71 Oppose 

I would support this application if it were smaller, and consistent with existing height 
guidelines.  As it is, the application is contrary to many of the guidelines and the reasons 
for them in the Community Plan.  It is too high for this plot, and should be kept to 43 m.  If 
it proceeds as proposed,  at 51 meters, it will fail to respect the visual prominence and 
character of important heritage landmark buildings such as the Empress Hotel; it will be 
inconsistent with guidelines for setbacks, particularly at its upper storeys; and it will be far 
too intrusive to neighbouring residential condo homes, and impact unnecessarily on light 
and on views. It also exceeds recommended density levels and for the above reasons,  is 
inconsistent with the otherwise residential character of the Humboldt Valley. 

751 Fairfield 

72 Oppose 

Everything about this is wrong. The size and the height are way above what is allowed by 
the city. Why are the restrictions there in the first place if they can easily be changed or 
broken? Looks like the city is being bought. This project should be stopped.  

751 Fairfield 

73 Oppose 

While I support the anticipated positive aspects of the Tellus plan, I note the plan requires 
existing zoning limits on building height to be relaxed.  My family and I do not approve of 
relaxing the height restrictions.  We value light and air and view. 

751 Fairfield 

74 Oppose 

My primary concern is that at the scale planned the Telus Ocean development is too big 
for the neighbourhood in which it is to be situated. The Humboldt Valley neighbourhood, 
is a relatively high density residential neighbourhood that acts as a border, or transition 
zone, between downtown Victoria and the lower density residential neighbourhoods of 
James Bay and Cook St Village.  It provides value as a border area by contributing the 
population needed for a vibrant downtown, through its pleasant, public walking areas to 
and from downtown, and as a backdrop to the beautiful inner harbour. The large scale of 
the proposed Telus Ocean Development has two main impacts that negatively affect the 
unique character of this neighbourhood and the overall feel of the heart of Victoria: 1.  
The Telus Ocean building seriously risks overwhelming the human scale developments 
that have currently been achieved in the Humboldt Valley neighbourhood, with existing 
zoning requirements.  For example, the building proportions and heights increase as one 
moves east on Humboldt Street and away from the Inner Harbour. These are currently 
proportionate to both the Fairmont Empress Hotel and the Provincial Legislature buildings 
- the most significant buildings in the area.  The proposed Telus Building will detract from 
both of these iconic buildings and will undermine the critical balance that has been 
achieved by City Planners and elected officials up until this time. Maintaining the current 
zoning requirements would protect the Empress from being overshadowed and prevent a 
potential corporate logo from piggybacking on its roof line. 2.  At the proposed size, the 
Telus Ocean building will significantly reduce the quality of life for both the residents and 
visitors.  Because the building is so big it will create a very large shadow on Humboldt 
street with areas where sunlight will never reach.  Much of the street will be in near-
constant shadows.  Such dark, cold areas are not inviting for tourists or residents.  The 
area is at risk of becoming dank and empty for the better part of each day. At the same 
time such a huge building will be overly lit and bright at night - also very disruptive to 
residential life. Therefore, assuming the City of Victoria Development Plan is built upon 
valuing and respecting both the contribution the Humboldt Valley neighbourhood makes 
to the overall feel of downtown Victoria, and the specific residential nature of the 
neighbourhood, then the issues raised here are significant. To address them we urge the 
City of Victoria to hold the Telus Ocean building project to current zoning requirements. 
Specifically we urge the City to compel Telus to:  1.  Reduce the storeys/height to the 43m 
as allowed in the current zoning;     2.  Decrease the proposed floor space ratio/density 
from 5.57:1 to the 3:1 ratio allowed in current zoning; and     3.  Reduce the total floor 
area from14379m2 to that that which is allowed in the current zoning - 7746m2 

788 Humboldt 

75 Oppose 

I purchased my property knowing that the zoning requiements for this area would only be 
at a certain height. Now, with this application for rezoning, my view will be lost. Not to 
mention the loss of real estate value and the noise that will come.  A big corporate 
company enters the downtown core and city hall buckles. What about ordinary citizens 
concerns or, are you simply looking at the taxes that will be generated from this very large 
building?   A very upset tap payer 

751 Fairfield 

76 Oppose 

I have two concerns with the proposed zoning application.  First, removal of a Residential 
component to the zoning.  We have an affordable housing crisis and this is a missed 
opportunity to provide additional housing units downtown. Second, I am concerned with 
the proposed adjustment to the height limits.  Douglas Street is already a very windy 
street and tall buildings, narrowly spaced will channel more gusts down the street.  The 
existing 43m limit is already too high in my opinion; I do not agree with going even taller.   

655 Douglas 



 

 

77 Oppose 
Permanent damage to the iconic Empress skyline and encroachment on several existing 
residential buildings. The proposed height is just too tall. 707 Courtney 

78 Oppose 

 The request to rezone the triangular lot at 767 Douglas Street is shocking in the amount 
of variance that is requested compared with the Official Community Plan.  As to height, 
the Telus plan states 53 m in their booklet, but 51 m in the development notice.  Either 
height is 11-12 commercial storeys, but over 18 residential storeys.  It will be higher than 
the Hilton and much higher than the Falls or Aria condominiums.  All light will be blocked 
from the South for the Falls condominium and the Hilton, an inhumane situation.  The 
Telus building will tower above the Empress; as one enters from the harbour, the TELUS 
sign and building will rise above the Empress.  This is unacceptable.  Even 45 m will 
overshadow the Neighbourhood and Empress. As to total floor area, Telus requests 
almost double the amount that the current zone allows.  This massive building will destroy 
the Heritage/Neighbourhood feel of this vital area for residents and tourists alike.  At 
present, the neighbourhood is small businesses and condo/hotel buildings.  Telus only 
needs 2 floors for their employees, so what possible justification explains the need for the 
massive building with so many office spaces on a small area of land. The design presents a 
massive and unattractive wall along Burdett Avenue.  With the high density and huge floor 
area, there will be traffic and pedestrian problems.  Humboldt Street was closed for a bike 
path, which is good, but the traffic moved to Burdett.  Now, in late afternoon one 
sometimes has to wait for the light at Burdett and Douglas to change 4 times before one 
can cross the intersection in a car.  The addition of 500 more people in the Telus building 
will not help.  On Douglas Street at present it is very difficult at times to pass on the 
sidewalk as people waiting for city buses accumulate on the sidewalks.  Telus pedestrian 
traffic won’t help as the building is very close to the property line (sidewalk). The point of 
the building to the North with its 18 story height is particularly offensive as little floor 
space is gailns, but light to surrounding buildings is cut.  The Hilton is on a triangle, but the 
bulk is in the widest part of the triangle.  The point of the lot has only a two-storey 
building.      We argue that the Telus Proposal should be rejected.  They could achieve all 
their aims if they move the building toward the Downtown by 3 or 4 blocks into the HA-2 
zone where they could have more land and build up to 60 m.  Then their only 
disappointment would be that they could not dominate the skyline behind the Empress.  
But they could improve Douglas Street.  

708 Burdett 

79 Oppose Building is too tall and obtrusive 708 Burdett 

80 Oppose The building does not fit in with the landscape and is much too high 751 Fairfield 

81 Oppose 

The proposed development is in opposition to Victoria's Official Community Plan because 
it does not respect the historic neighbourhood.  The proposed building's massive size will 
dominate the area and diminish its appeal.  The developer should be required to follow 
the existing zoning regulations (height, density, and setback), as set out by the City of 
Victoria, to proceed. 

347 
Windermere 
Place 

82 Oppose 

We really should not permit more high rise buildings in downtown Victoria as this would 
take away the special old town feeling of this beautiful city.  If we let this get out of hand, 
then Victoria will become another Vancouver and large cities will end up costing the city a 
lot of money to deal with big city issues. 

751 Fairfield 

83 Oppose 

In other correspondence to Mayor and Council, I stated my opposition to TELUS Ocean 
plans because the mass of the building was so out of scale in its context.  The developer’s 
rationale for rezoning to permit a density almost twice what the current zoning permits 
involves systematic self-serving distortion of the OCP.  Here, I would like to comment 
briefly on a rationale the Developers use to try to bolster their case, the alignment of 
TELUS Ocean with the City’s “Victoria 3.0” vision.  It is not clear that the development will 
stimulate the creation of high-tech jobs.  For TELUS, the building allows them to centralize 
a number of existing local worksites.  For other tech companies, it represents very high-
priced office space, certainly not what much of the sector is looking for.  It is not clear that 
any of the publicly available amenities that the building proposes complement the 
conference and event meeting services offered by the Conference Centre and Crystal 
Gardens.  And TELUS Ocean’s design affects the Public Plaza next to the Crystal Gardens 
by disrupting the sense of flow across Douglas from the Conference Centre and by 
reorienting the plaza to serve the building predominantly. 

737 Humboldt 



 

 

84 Oppose 

The Telus Ocean building as currently proposed is not in compliance with the City of 
Victoria's building development and zoning regulations for the Inner Harbour District, 
including the City's "Downtown Core Area Plan", and the City's "Official Community Plan.  
The proposed building design exceeds current zoning regulations - and would require 
multiple zoning variances - related to building height, building density, building setback, 
and as such creates an enormous mass that will overwhelm the site and the City's Inner 
Harbour skyline.  In addition, the proposed building design does not respect, or sensitively 
integrate into, the historic context of the neighbourhood.   As currently proposed the 
Telus Ocean Building design will result in numerous negative impacts to the residents, 
businesses and overall look and feel of the Inner Harbour District neighbourhood, Tourism 
Industry and the City of Victoria.  Perhaps the most concern zoning variance request 
related to the Telus Ocean Building proponents is the building height.  The currently 
proposed building height will forever change the Inner Harbour District skyline, historic 
character of the neighbourhood and diminish light quality for existing residents, 
businesses and tourists to this area. Executive House Limited would like to work with the 
City of Victoria, Telus and Aryze Developments to identify and secure some design 
modifications to the currently proposed Telus Ocean Building to mitigate against the 
worst neighbourhood and business impacts of the proposed building design, in a manner 
that would still enable a modified Telus Ocean Building development to proceed.    

777 Douglas 

85 Oppose 
I would support this proposal if they kept within the height limit defined in the official 
community plan for downtown Victoria. 788 Humboldt 

86 Oppose 

I have read the extensive report compiled by the Humboldt Valley Committee and 
wholeheartedly concur with their observations and recommendations. I agree that the 
Telus proposed building is much to big for that small plot of land. To erect a building of 
that magnitude one would need a property 2-3 times that size. Telus is attempting to 
accommodate the property and make it appear smaller by referring to it as “triangular “ 
etc. However in the final analysis it is a humongous building on a very small plot of land. 
An analogy would be of a person who wears a size 12 shoe trying to wear a size 8 shoe. It 
could be done but should not be done because permanent foot problems will occur. The 
same holds true for trying to put an over sized building on a small piece of land. It can be 
done but shouldn’t because permanent problems will follow ie: ...traffic congestion ( 
Humboldt being a very small, one way street is not designed to accommodate the influx of 
car/foot traffic that a building of that magnitude would bring. ...the area is already 
overwhelmed and over populated. Victorians and tourists alike would be better served if 
that small piece of land could be used to reduce stress and create a sense of balance and 
harmony not increase it. The existing rules and guidelines by the city have been created to 
serve all at many levels. I trust these will not be broken to serve a few. 

708 Burdett 

87 Oppose 

We attended an info session hosted by the developer of Telus Ocean. The fellow hosting it 
did little to satisfy any question asked by the audience, and answered condescendingly. 
He left everyone with the impression that they are building their building and all residents 
in surrounding areas have to just live with it. He had absolutely no answer as to shadows 
and darkness imposed by the new building, sound from large fans on the roof, or lighting 
creating by the building at night, and many more. This is a residential neighbourood, with 
streets that are not equipped to hold the increase in traffic, and hundreds of taxpaying 
citizens who will lose their light and views if the City gives them the green light to violate 
building codes and extend the building height. I truly don't know why their are limits to 
buildings, as the City seems to approve any and all applications for developers to violate 
the codes. A restaurant is hounded to license their sandwich board on the street, while all 
of these buildings can be taller and larger than is set out in the bylaws. It makes no sense, 
and only seems to serve the developers. I trust City Council will do the right thing, and 
ensure Telus Ocean adheres to current code. It would be refreshing, appreciated, and go 
very far in keeping good neighbour relations between this new Telus head office and all of 
the surrounding residential homes. I trust the city has received a copy of the 'Elephant in 
the room' in relation to this building. It was researched and written by Andy Wachtel 
Which summarized: This  review  finds  that the TELUS  Ocean  proposal,  in  its ambition 
to  build  a  landmark  office tower at the south end of the downtown, misconstrues or 
distorts existing rules and guidance on building height, density, setbacks and overall 
massing.  If neighbours built or purchased property in the expectation that the Official 
Community Plan and its more elaborated Downtown Core Area Plan offered them some 
assurance that they could foresee the potential impact of further building, this proposal 
comes as a bad surprise.  The proposal needs to be reworked to better respect the 
context in this historic district. 

708 Burdett 



 

 

88 Oppose 

The proposed Telus Ocean Building does not respect the City’s Downtown Core Area Plan 
because it does not adequately integrate into the neighbourhood and it exceeds the 
area’s zoning regulations.  The Downtown Core Area Plan values the sensitive integration 
of new developments within this desirable, historic environment.  It would be 
dishonourable for a development to proceed that does not follow the Plan, which has 
been put forth and agreed upon by our City’s political leaders. The Inner Harbour District 
is a unique area that provides a significant draw for visitors to Victoria.  The City’s iconic 
skyline and the local area’s old-world vitality will be harmed if the prescribed Plan is not 
followed.  This will result in irreparable damage to the City’s second largest economic 
driver, the tourism industry.  In order to show some semblance of regard for the City’s 
Plan, the building’s massive size should be pared back to reduce its dominant impact on 
the surrounding area. The proposed building surpasses current zoning regulations in all 
major areas – height, density, and setback.  This lack of compliance, if approved, would be 
very concerning for individuals and businesses who have invested in the area with the 
fundamental expectation that the community plan put forth by our City officials would be 
respected.  This disregard for basic process would damage the City’s reputation and 
dissuade future investment. In order to attempt to integrate into the neighbourhood, the 
Telus Ocean Building should be constructed within the height, density, and setback 
parameters contemplated in the City of Victoria’s zoning regulations for the Inner Harbour 
District. 

349 
Windermere 
Place 

89 Oppose 

The design proposal for the Telus Ocean Building is a modern glass and steel facades that 
reflect sunlight like a magnifying glass.  This creates unbearable microclimate conditions 
to neighbourhood buildings, pedestrians and vehicles.  This style of design is energy 
inefficient and contributes to global warming.  Major cities in the Northern hemisphere 
have restricted modern glass and steel construction. https://theconversation.com/glass-
skyscrapers-a-great-environmental-folly-that-could-have-been-avoided-116461 If the City 
finds this design acceptable then minimizing size and height by adhering to the existing 
zoning would be the best direction going forward.  The developer should not be able to 
proceed unless they adhere to the existing zoning regulations (height, density, and 
setback). 

St. Charles 
Street 

90 Oppose 

Too modern of architecture. Too dense for the size of the lot. Too high. Locals are in need 
of more amenities to make downtown living more convenient and attractive (ie: cafes, 
restaurants and of most importance, a small grocery store).  

737 Humboldt 

91 Oppose 

Telus is asking that the permitted density be increased to 5.56:1 (+39%) and then is 
applying a storey height 60% taller than the norm which will require a height variance 
from the DCAP maximum. There are also significant setback variances from DCAP 
guidelines. The combination of a taller storey and the increase in density will result in the 
bulk of the building over double what the OCP maximum and the standard storey height 
for a hotel/condo would produce. Additionally, the Aria was developed next door at a 
density of 3.6:1 and provided a significant financial amenity contribution of $275 K to the 
city. The request for a substantial departure from our OCP and DCAP for a national 
corporation, is not in the public's interest. I cannot support this project as proposed.  

1715 
Government 
Street 

92 Oppose 

Glass wall more suited to Toronto, not beautiful Victoria. Tourists will NOT be impressed. 
Construction rumbling down Humboldt will destroy any prospect of retaining the bike 
lanes — thus destroying another tourist attraction. This building will kill thousands of birds 
over it’s life span. Does this design really respect the Lekwungen people as they claim. 
Really? This shameful design COULD NOT be more disrespectful.  

788 Humboldt 

93 Oppose 

Victoria Harbour is a Migratory Bird Sanctuary. The first bird sanctuary in Pacific Canada. 
This glass building will kill thousands and thousands of birds. Please see our website: 
https://hvra.ca. for extensive details.  

751 Fairfield 



 

 

94 Oppose 

1. The building design is not congruous with the balance of the architecture in its 
surround. Paris tried to go modern and high, and it was a disaster, the La Défense area an 
eyesore to this day. The City of Victoria has done an amazing job maintainng much of the 
historic architecture, and this would stomp on that, not least The Empress Hotel. 2. The 
entrance on Humboldt, with parking, delivery and every day car traffic would seriously 
endanger the wonderful bike corridor Victoria is building, an important part of the city 
going green, critical to combat the climate crisis. If the building must exist, why not move 
this vehicle traffic to enter off Douglas, that street can handle it. 3. Birds are going to be 
killed hitting this totally glass building, which would be a travesty, since this is just next to 
a bird sanctuary and migration route. 4. And finally, why not have a design that embraces 
the island culture and heritage, particularly something representing native Lekwungen 
people. Again the city of Victoria has done an amazing job incorporating this culture in 
other areas of the city. Doing so for this new building would be something tourists and 
Canadians, and Islanders would want to come and see. 

788 Humboldt 

95 Oppose 

I am opposed to the changes in zoning requirement.  If the building were to be built as 
zoned I would not oppose.  The height is my biggest concern as the Fairmont Empress will 
be ruined and its beauty diminished and cheapened by the corporate logo they are trying 
to put above it with the request to raise the height of the building.  The height is my only 
opposition. 

707 Courtney 

96 Oppose 

 The request to rezone the triangular lot at 767 Douglas Street is shocking in the amount 
of variance that is requested compared with the Official Community Plan.  As to height, 
the Telus plan states 53 m in their booklet, but 51 m in the development notice.  Either 
height is 11-12 commercial storeys, but over 18 residential storeys.  It will be higher than 
the Hilton and much higher than the Falls or Aria condominiums.  All light will be blocked 
from the South for the Falls condominium and the Hilton, an inhumane situation.  The 
Telus building will tower above the Empress; as one enters from the harbour, the TELUS 
sign and building will rise above the Empress.  This is unacceptable.  Even 45 m will 
overshadow the Neighbourhood and Empress. As to total floor area, Telus requests 
almost double the amount that the current zone allows.  This massive building will destroy 
the Heritage/Neighbourhood feel of this vital area for residents and tourists alike.  At 
present, the neighbourhood is small businesses and condo/hotel buildings.  Telus only 
needs 2 floors for their employees, so what possible justification explains the need for the 
massive building with so many office spaces on a small area of land. The design presents a 
massive and unattractive wall along Burdett Avenue.  With the high density and huge floor 
area, there will be traffic and pedestrian problems.  Humboldt Street was closed for a bike 
path, which is good, but the traffic moved to Burdett.  Now, in late afternoon one 
sometimes has to wait for the light at Burdett and Douglas to change 4 times before one 
can cross the intersection in a car.  The addition of 500 more people in the Telus building 
will not help.  On Douglas Street at present it is very difficult at times to pass on the 
sidewalk as people waiting for city buses accumulate on the sidewalks.  Telus pedestrian 
traffic won’t help as the building is very close to the property line (sidewalk). The point of 
the building to the North with its 18 story height is particularly offensive as little floor 
space is gailns, but light to surrounding buildings is cut.  The Hilton is on a triangle, but the 
bulk is in the widest part of the triangle.  The point of the lot has only a two-storey 
building.      We argue that the Telus Proposal should be rejected.  They could achieve all 
their aims if they move the building toward the Downtown by 3 or 4 blocks into the HA-2 
zone where they could have more land and build up to 60 m.  Then their only 
disappointment would be that they could not dominate the skyline behind the Empress.  
But they could improve Douglas Street.  

708 Burdett 

97 
require changes 
before considering 

I believe that the TELUS Ocean plans must be modified before being considered for 
rezoning.  A minimal list of changes would include: Addressing the overall scale (density 
and height) of the building to be more in line with the site – without decreasing the 
proposed setback from the ARIA and the resulting partial view corridor for the 
Doubletree. Pulling the corner of the building back from the South Plaza so the existing 
crosswalk across Douglas continues to connect the Conference Centre main entrance with 
the plaza and the Crystal Garden, and maintains the southwest corner of the plaza.  
Pulling the building back along the line proposed for the cutback terrace at floor 7 would 
reduce the building size by only about 10% but significantly reduce the inordinate size of 
the building façade facing Douglas Street. Ensuring that no signage appears above the 
Empress roofline as viewed from the Inner Harbour. Proposing an effective strategy for 
minimizing bird strikes. 

737 Humboldt 



 

 

98 
Scope of building is 
too large 

The scope of this building is too large. When it was brought forward we were led to 
believe it was going to be 12 stories high. The actual height is 17 stories high. It will wipe 
out view for established businesses and residences in the Marriott, doubletree and the 
Falls. These buildings have been paying taxes and supporting this community for a very 
long time.  

751 Fairfield 

99 Support 

The "scales" on the fascade to reduce the wind is a nice design feature.  The all glass 
façade is uninspiring and lacks the richness, warmth and variations found in surrounding 
heritage buildings.  But by far, if one could wish for one thing, are to have the presences 
of soft corners / forms to be more be interesting of a building to look at.  The sharp angles 
appeals more to construction practicality and business as usual rather than art and 
curiosity.   

777 Blanshard 

100 Support 

I am in favour only IF the building proposed by Telus is changed to satisfy the current 
zoning restrictions (i.e. the total height, including logo, does not exceed the allowable 
height).  Telus must not be granted an exception. 

788 Humboldt 

101 
support with 
adherence to OCP 
heights/setbacks 

We support the proposed Telus tower but feel that a reduced height and mass, to 
something more graceful is warranted.  The "blockiness" of their design doesn't relate to 
anything in the area and is really kind of "in your face" architecture.  Please ensure that 
their adhere to the OCP guidelines.  thank you 

737 Humboldt 

102 

Telus Ocean must be 
redesigned to have all 
vehicles enter/leave 
via Douglas Street. 

Telus Ocean, as currently proposed, would generate an enormous additional volume of 
vehicles onto the portion of Humboldt St. which runs between Blanshard and Douglas 
Streets. Included would be the vehicles of workers in the building, visitors, clients, etc. The 
loading docks and waste areas accessed off Humboldt will also generate significant traffic 
from trucks and vans involved in the delivery of supplies and the removal of trash and 
recycling. All of this vehicular traffic should access Telus Ocean from Douglas St. which is 
designed for heavy traffic use. Humboldt Street, specifically between Blanshard and 
Douglas Streets, has just undergone a major reconfiguration   resulting in a single lane for 
vehicular traffic going east and west. Humboldt's second vehicular lane has been 
reallocated to two bike lanes, one going east, the other west. In the short block and a half 
of this section of Humboldt there are three large condo buildings (Belvedere, Aria and 
Biltmore) with hundreds of cars/trucks used by residents and various suppliers, waste 
disposal companies, etc., the Marriott Hotel with 236 rooms which generates 
considerable vehicular traffic by guests, staff, taxis, tour buses and supply trucks, also a 
church, a pub, several businesses (real estate offices, jewellers, medical and dental clinics, 
financial advice office, mortgage brokers, and skin clinic. Most importantly this stretch of 
road also services a day care centre with parents constantly dropping off and picking up 
children. In short there is a lot of vehicle use over this small stretch of Humboldt and 
drivers are still getting used to the dramatic change in the new layout of the street. It will 
take time to assess the impact, good or bad. Victoria has been developing a network of 
biking lanes in an attempt to encourage commuters to give up vehicle usage in favour or 
transit, walking or biking. Studies supporting this goal have emphasized the need for 
cyclists to feel safe in using city streets. If Telus Ocean is allowed to create a whole new 
vehicular traffic problem on Humboldt Street, the result will not be safe for cyclists or the 
drivers of vehicles already making use of this road on a daily basis. If Council allows the 
Telus Ocean development to proceed as proposed. The additional traffic load on 
Humboldt Street between Blanshard and Douglas Streets, will turn this small section of 
road into a major artery and, in so doing, defeat Council's goal of providing a safe cycling 
route through this neighbourhood. Council has spent a lot of money to close off access 
from Humboldt St. onto Douglas, introduce speed bumps and reconfigure the road to 
encourage cyclists. It wouldn't make sense to reverse all that by inviting the users of Telus 
Ocean to commute down a one-lane road flanked on both sides by cyclists. Please insist 
that Telus change its plans to allow vehicle access from Douglas only.     

788 Humboldt 

103 
This building is too 
large and 
overwhelming 

I think a statement building could be achieved without the height variance requested.   It 
is deceptive and devious to call this an 11 or 12 storey building when in fact it TOWERS 
above the 12 storey residential building next door to it!   I realise commercial buildings 
have more height per floor, but the fact that the logo shines brightly above the roofline of 
the Empress (along with much of the building) seems to overwhelm the site and 
surrounding buildings. 

737 Humboldt 
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We like the general 
concept but want 
Telus Ocean to be 
scaled down to be 
closer to the zoning 
guidelines. 

The developer is asking  permission for the Telus Ocean building to relax zoning to allow a 
floor space almost twice what the zoning regulations allow for this property. If built, this 
building would overshadow everything else in the surrounding neighbourhood, including 
the Empress. Those of us down Humboldt in the Belvedere building, just over 100 m from 
the proposal, would see significant shadowing, particularly in late afternoon and evening 
from April to the end of August (see https://www.suncalc.org to verify). We agree with 
many of the concerns about this development presented in the Humboldt Valley report on 
the Telus Ocean proposal, and believe this will still be an iconic and important building in 
Victoria even when it is scaled down in size.  Thanks, and good luck! 

788 Humboldt 

105 

We like the general 
concept but want 
Telus Ocean to be 
scaled down to be 
closer to the zoning 
guidelines. 

The developer is asking  permission for the Telus Ocean building to relax zoning to allow a 
floor space almost twice what the zoning regulations allow for this property. If built, this 
building would overshadow everything else in the surrounding neighbourhood, including 
the Empress. Those of us down Humboldt in the Belvedere building, just over 100 m from 
the proposal, would see significant shadowing, particularly in late afternoon and evening 
from April to the end of August (see https://www.suncalc.org to verify). We agree with 
many of the concerns about this development presented in the Humboldt Valley report on 
the Telus Ocean proposal, and believe this will still be an iconic and important building in 
Victoria even when it is scaled down in size.  Thanks, and good luck! 

788 Humboldt 

1 Support 

I think the one lane for vehicle traffic on this already very busy street needs to be changed 
to reflect the numerous vehicles coming to the two hotels and 3 strata buildings and this 
will only increase with the addition of the Telus building and it's underground parking.  
The cycling route needs to be diverted to another roadway before there is a serious 
accident.  

737 Humboldt 

2 Support 
it's a BIT too tall otherwise it's better than the car lot the city has allowed to exist there for 
SO long! 

828 Rupert 
Terr. 

3 
 Support with 
reservations about 
traffic patterns. 

In general, I support this project. However, I have serious concerns about how the 
increase in traffic on Humboldt -- which is already a recipe for accidents with the recent 
shared lane changes -- will be managed. I've seen nothing in the documents from the 
builders that suggests this is being dealt with in a realistic way. I'm also concerned about 
the impact on surrounding buildings, such as the Aria. Mostly, however, I would like to see 
the traffic issues addressed. I don't think that the current set up of Humboldt will provide 
a safe means for the Telus workers and others going to the new building to go to and 
from. It will also make getting in and out of the Aria parkade and onto the street a lot 
more difficult, particularly with the shared lane arrangement that currently exists. At the 
very least, Humboldt should be put back to being a normal street, or access to the Telus 
building should be from Douglas and not Humboldt.  

737 Humboldt 

4 Support 

We think this development looks beautiful and would be a welcome addition to the 
Humboldt street corridor.  We realize it is taller has a larger footprint than some local 
residents might prefer, and that there are concerns about increased traffic.  But having 
read a great deal of the material that the proposer and city officials have provided, we do 
not think those concerns outweigh the aesthetic value of the completed building, and 
what we believe will be its positive economic effect on the area. We note as well the 
concerns about increased traffic, but since the existing, recently imposed traffic pattern is 
a terrible hodge-lodge that is very difficult to comprehend (a development on which we 
were not consulted), we think that most traffic issues could be ameliorated by returning 
to a normal traffic configuration for all of Humboldt Street. 

788 Humboldt 

5 Support 

We think this development looks beautiful and would be a welcome addition to the 
Humboldt street corridor.  We realize it is taller has a larger footprint than some local 
residents might prefer, and that there are concerns about increased traffic.  But having 
read a great deal of the material that the proposer and city officials have provided, we do 
not think those concerns outweigh the aesthetic value of the completed building, and 
what we believe will be its positive economic effect on the area. We note as well the 
concerns about increased traffic, but since the existing, recently imposed traffic pattern is 
a terrible hodge-lodge that is very difficult to comprehend (a development on which we 
were not consulted), we think that most traffic issues could be ameliorated by returning 
to a normal traffic configuration for all of Humboldt Street. 

788 Humboldt 



 

 

6 Support 
I am opposed to a large screen and telus sign.  Otherwise, I am happy that the regional 
Telus building will be in this location as it will benefit our local business sector. 737 Humboldt 

7 

We object to the 
proposal to include a 
large screen on the 
exterior of the 
building for public 
celebrations. 

The most recent proposal included a large screen on the exterior of the building.  We feel 
this is inappropriate or the residential location.  It is not a suitable place for public 
gatherings. 

737 Humboldt 

8 

We object to the 
proposal to include a 
large screen on the 
exterior of the 
building for public 
celebrations. 

The most recent proposal included a large screen on the exterior of the building.  We feel 
this is inappropriate or the residential location.  It is not a suitable place for public 
gatherings. 

737 Humboldt 

9 Support 

I think the addition of the TELUS building is an improvement over the existing rental car 
lots on such a prominent street corner in the downtown core.  Obviously, the construction 
for the duration of the time required to complete this project will be a nuisance; however, 
I believe the overall benefit of the result of the project outweighs the negative aspects. 
The biggest concern I have is to ensure the pedestrian spaces are maintained and the 
safety for those who bike through this route. I do hope that there will not be any gaudy 
signage or any light up billboards or screens. Otherwise, I am in support of this building. 

737 Humboldt 

10 Support 

I think it will be a great improvement compared to a car lot. One thing I would like to see 
is improved public/ pedestrian spaces as a result of this development. I do believe that 
bringing in some architecturally unique is key to the future and present health of the city, 
as well will  promote density vs endless, uninspiring sprawl that we are seeing in the 
Westshore 

737 Humboldt 

11 Support 

Largest concern is the parking entrance. The whole point of blocking off Humboldt S treet 
from direct access to Douglas Street was to reduce the traffic going up and down 
Humboldt Street. Additional bike lanes were installed all last year to facilitate reducing the 
car traffic up and down this street. It is entirely counterproductive to have access to 
parking for this building on Humboldt Street. If access to parking for this building is on 
Humboldt Street, the newer barrier to car access directly off Douglas should be removed. 
Otherwise, you are going to have a significant increase in vehicle traffic using the already 
tight Humboldt Street or Penwell Street. 

737 Humboldt 

12 Support 

I am concerned about the new two bike lanes and only one lane for 2-way traffic for cars 
on Humboldt. It is a dangerous hazard for everyone because there are 3 condo buildings 
and 2 hotels. Traffic will be even worse with the TELUS building. 

737 Humboldt 

1 Support   788 Humboldt 

2 Support   737 Humboldt 

3 Support 

This will be a welcome asset to the community.  No mess involved with loading docks, that 
might occur with an example of a grocery store, etc.   Therefore, business hours, & no 
loitering.  Further, it brings us into the 21 st. Century in design, public access and concern 
for landscape. TELUS has proven itself to be community aware and brings a positivity in 
supporting local cause while managing a complicated business.  Onwards & Upwards! 

737 Humboldt 

4 Support 
  

737 Humboldt 

5 Support 
  

737 Humboldt 

6 Support 
We need more densification and development downtown, and I am in support of this 
project replacing a current ground level parking / car rental area. 751 Fairfield  

7 Support   3381 Cook 

8 Support   751 Fairfield 



 

 

9 Support 

I appreciate the way it meets the street, and how it pays homage to the flat iron building 
shape.  I only wish it was taller. It seems a shame for such a prime location to have such a 
short building. I also hope the project doesn’t cheap out and use spandrel glass.  

785 Caledonia 

10 Support 

Excited to see such an architecturally interesting proposal for this space. Looking forward 
to a splash of vibrancy in this section of the city. It's a great location and deserves a great 
project.  

937 Caledonia 

11 Support   788 Humboldt 

    
  

  

  Notes:  

1 
Respondents that indicated "Support" but requested changes in form, shape, massing, etc 
that would amount to a building redesign, were marked as NOT in support. 

2 

Respondents that indicated "Support" but requested changes to peripheral aspects of the 
project (traffic, lighting, signage) and not related to a building redesign were marked as 
QUALIFIED support. 

3 

Respondents that indicated "Oppose" but requested changes to peripheral aspects of the 
project (traffic, lighting, signage) and not related to a building redesign were marked as 
QUALIFIED support. 
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EXECUTIVE SUMMARY 

The Telus Ocean project is a midrise (10 storey) commercial building development 
that includes extensive works along the street frontage.  

• All of the trees within the site boundaries (eight in total, six of which are 
bylaw-protected) will be cleared and replaced at landscape phase to make 
way for the building and parkade excavation.   

• In addition, seven public boulevard trees will be removed and replaced to 
make way for improvements within the road right-of-way along both Douglas 
and Humboldt.   

• Five off-site trees and three boulevard trees shall be retained and protected. 

• A minimum of twelve new replacement trees shall be planted at landscape 
phase in compliance with the 2:1 replacement ratio in the City’s Tree 
Preservation Bylaw.  In addition, numerous well-sized boulevard tree 
plantings are proposed.  (See th Landscape Planting Plan prepared by PFS 
Studio) 

 
  

Figure-1  Site context image 
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BACKGROUND 

Telus BC is applying for rezoning and a development permit for a midrise (10 storey) 
commercial building at 749 and 767 Douglas Street.  The development anticipates 
extensive works along the street frontages of both Douglas and Humboldt streets.  

 

ASSIGNMENT 

Gye and Associates (G&A) have been retained to Prepare a Tree Preservation Plan 
(TPP) and written summary for the project, in accordance with the City’s published 
Terms of Reference.  The TPP addresses all phases of the development requiring 
tree protection, including site preparation, on-site servicing, construction, landscaping 
and post-construction care. 

METHODOLOGY 

A visual assessment of the site and associated trees was completed in June of 2020.  
Trees growing on the site, boulevard trees and trees growing on private land 
immediately adjacent to the site were inventoried, measured and assessed for health 
and structural integrity.  Site conditions associated with these trees were also 
assessed, including impervious surface, topography, and indications of prior land use 
and disturbance. 

The species, age and condition of the trees, along with their associated site 
conditions, were considered in assessing constraints to the growing environments of 
the trees affecting the extent, configuration and productivity of their root systems. 

A legal topographic survey plan and architectural site plan drawings were used as a 
base to develop the tree plan drawing to scale in CAD and analyse potential conflicts 
between trees and built elements, including site grading.  G&A consulted with the 
project design consultants and staff from the City of Victoria Parks department in 
assessing opportunities for tree retention. 

OBSERVATIONS 

The site has been used for many years to as a location for an automotive rental 
rental business.  Most of the site is covered in asphalt or concrete.  The grade of the 
site drops by approximately 2m from north to south and east to west.  

Most of the trees associated with the site are located around the periphery and 
include both on-site, private off-site and boulevard trees.  Tree genera are non-native 
and diverse, including oak, maple, honeylocust, hornbeam, pine and false-cypress.  
Stem size ranges from 6 – 54cm diameter, measured 1.4m above grade.  Most of the 
trees are in fair - good condition. 
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Figure-2  Boulevard maples looking 
north along Humboldt Street 

Figure-3  Neighbouring trees 
along south boundary of site 



 

 

 

5 

Site plan review: 

The proposed site plan proposes a “boundary-to-boundary” build out to make way for 
underground parking beneath a 10 storey commercial building.  The amount of 
disturbance and soil removal associated with excavating for the parkade and building 
foundation, as well as associated underground servicing and street-frontage 
improvements, minimizes opportunities for mature tree preservation.  

•  All of the trees within the site boundaries (eight in total, six of which are 
bylaw-protected) will be cleared and replaced at landscape phase to make 
way for the building and parkade excavation.   

• In addition, seven public boulevard trees will be removed and replaced to 
make way for improvements within the road right-of-way along both Douglas 
and Humboldt. 

•   Five off-site trees and three boulevard trees shall be retained and protected. 

• A minimum of twelve new replacement trees shall be planted at landscape 
phase (see PFS Landscape Planting Plan). 

DISCUSSION 

While opportunities for tree preservation with this project are limited, it presents 
opportunities to establish viable planting environments within which to grow medium-
sized trees that will be well-suited to the new land use, the challenges of a highly 
built urban environment and a changing climate.  Irrigated Planting vaults, 
interconnected where possible, with generous volumes of a sandy-loam mineral soil 
will support new tree plantings to thrive and develop to their full mature potential.   

TREE MANAGEMENT MEASURES 

Role of the Arborist 

• Design and permitting: During the design and permitting phase of this project, 
the role of the arborist is to assist the design team to take account of the existing 
tree resource in their site planning and design, as required by the City’s Tree 
Preservation Bylaw.  The arborist does this by providing scaled renderings of the 
trees’ canopies and root zones in plan view and noting points of potential conflict. 

• On-site Services: During construction, the role of the arborist is to ensure that 
the general contractor is aware of the building permit’s requirements to protect 
existing trees, where indicated, and to review the tree protection measures 
specified on the Tree Preservation Plan drawing.  Prior to demolition or site 
preparation, the contractor shall meet with the arborist to review the tree plan, 
including the layout and standard for tree protection fencing, any soil armouring 
that may be required and to clearly identify trees designated for removal. 

• Blasting and rock removal: Should rock blasting be required as part of site 
preparation in the vicinity of existing trees, the arborist will meet again with the 
general contractor and the blasting contractor to develop a blasting plan that will 
minimize impacts to the tree habitat.  Special measures may include modifying 
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the type of explosive, size of charges, detonation timing, pre-shearing and order 
of rock removal to create relief for the blast wave away from the protected trees. 

• Excavating around trees: The arborist shall supervise all excavation adjacent to 
protected tree areas.  Any impacted tree roots will be pruned cleanly back to 
undamaged tissue.  Excavated cuts will be securely covered by the contractor 
with an impermeable fabric to prevent dessication and erosion of the soils. 

• Landscaping: The limited opportunities for mature tree preservation and the 
City’s Urban Forest policies for re-greening (see the City of Victoria Urban Forest 
Master Plan) place significant onus on the project and its landscape design to 
ensure generous levels of new tree planting where space allows.   

This goal includes the need to ensure that the growing environments needed to 
support the development of the trees to maturity are also designed and 
constructed.  The project arborist shall work with the Landscape Archtitect to 
ensure that these performance outcomes are met.   This incluces oversight of 
tree selection, placement, planting, irrigation, mulching and periodic monitoring 
during the establishment period (2 dry seasons). 

At landscape construction stage, the arborist shall meet with the general 
contractor, the landscape architect and the landscape contractor to review 
proposed landscaping and best practices within or adjacent to protected trees.   

• Site inspections: The arborist will conduct regular site inspections throughout 
the duration of the project to ensure that tree protection measures are being 
complied with and any deficiencies are remedied in a timely manner. 

• A complete list of tree protection measures is included in the Tree Plan 
drawing. 

CERTIFICATION 

This report and the opinions expressed within it have been prepared in good faith and to 
accepted arboricultural standards within the scope afforded by its terms of reference and 
the resources made available to the consultant.   
 

APPENDICE Tree Management Plan drawing 

 
Respectfully submitted, 

 
Jeremy Gye – Senior Consultant 
Gye and Associates, Urban Forestry Consultants Ltd. 

Consulting Arborist (Diploma, American Society of Consulting Arborists, 1997) 
ISA Certified Arborist (Certification No. PN-0144A) 
ISA Municipal Specialist (Certification No. PN-0144AM) 
ISA Tree Risk Assessment Qualified 
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Tree Protection Fencing Detail 
 
Modular steel panel fencing is recommended in order to reduce land-fill waste post-construction. Fencing panels shall be 
secured to the ground with rebar wired to panel frame. 

 
16 x 24” all-weather signage will be attached with the following wording: 
For protected trees: DO NOT ENTER – Tree Protection Zone 
For replacement/landscape tree planting sites: DO NOT ENTER – Future Tree Planting Zone 

 
In cases where steel-panel fencing is not practical or available, fencing shall be constructed with a wooden 2x4 frame 
(side, top and bottom rails) and back-bracing supports as required to ensure robust placement. Snow-fencing will then be 
affixed to the frame using battens, zip-ties, staples, wire or nails. 

 

 

Saanich Parks: 250-475-5522
saanich.ca/parks

Tree Protection Zone

NO DUMPING
NO FILL

NO DIGGING
NO EXCAVATING

NO STORAGE

Under the Tree Protection Bylaw, No. 9272, up to $1,000
penalty may apply if this sign or protective fencing is removed.

DO NOT ENTER

TREE PROTECTION FENCING SIGNAGE
(Signs shall be 16x24" and made to sustain all weather conditions)

Project Arborist: Gye and Associates Ltd.  250.883.4533

SUMMARY TREE STATISTICS

CATEGORY TREES
# OF 

Management Plan
Total number of trees indicated on Tree 

23
     (Boulevard Trees) 10
     (Adjacent Off-site Trees) 5
     (On-site Unprotected Trees) 2
     (On-site Bylaw-Protected Trees) 6
Requested  Protected Tree Removals from site 6
Requested Public Tree Removals 7
Requested Tree Removals from adjacent properties 0
Total Residual Number of On-site Protected Trees 0
Replacement Trees  Required by Tree Bylaw 12

plantings
See Landscape Plan for proposed street tree 

TREE PRESERVATION MEASURES

1. Pre-construction meeting: Before demolition or site preparation begins, the owner and contractor shall meet with the arborist to review the 
placement of fencing and other tree protection measures within this plan. The Project Arborist shall clearly mark the boundaries of all areas to be 
fenced and  protected.

2.  Tree Fencing: 
  a) Tree protection fencing and all-weather signage shall be installed to City of Victoria standards at the locations indicated on this drawing prior to 
demolition or building permit being issued (see fencing and signage detail on plan).
  b) Tree protection fencing shall be maintained in good condition throughout the duration of the project.
  c) Requests to temporarily remove or move tree fencing must be reviewed by the project arborist for approval. 

3. Root & branch pruning and protection: 
  a) Any tree roots or branches damaged during site work shall be pruned back to undamaged tissue by the arborist. 
  b) The vertical face of excavated cuts adjacent to the TPAs shall be securely covered with non-permeable fabric by the project arborist to prevent 
soil desiccation and erosion. 

4. Irrigation: Retained trees shall be irrigated twice weekly during the dry summer period to a minimum effective depth of 30cm. 

5. Temporary access: If temporary access is required within a tree protection area (TPA), the contractor shall notify the project arborist in advance 
and review the access requirements and any additional protective measures prescribed by the arborist.  

6.  Soil armouring: If it is not possible to fence the entire PRZ, the unprotected portion of the PRZ shall be armoured with a double-layer of 3/4" 
plywood or 1/2" metal plate.

7. Storage restrictions: No equipment, materials or excavated soil shall be placed or stored within the TPA.

8. Procedure for rock removal near tree root zones:
  a) The general contractor will convene a meeting with the arborist and blasting contractor prior to drilling to develop a work plan that minimizes rock 
removal impacts to protected trees.
  b) Where considered necessary by the arborist, alternate rock removal techniques, such as hoe-ramming, shall be used in place of blasting.
  c) Blasting vibrations in the vicinity of the Tree Protection Areas are not to exceed a measured peak particle velocity of 25 mm/sec.

Tree Tag 
No. Common Name DBH 

(cm)
PRZr 

(m)

Crown 
Radius 

(m)
Health Structural 

Condition

Bylaw or 
Public 
Tree?

Notes Action

688 Bohall red maple 33 5 3 Fair Good Public Tree is in state of early decline; possible 
root damage by sidewalk adjustment.

Remove - 
construction conflict

689 Bohall red maple 38 6 3 Good Good Public Indications of recent sidewalk adjustment Remove - 
construction conflict

690 Bohall red maple 35 5 3 Good Good Public Indications of recent sidewalk adjustment Remove - 
construction conflict

691 Bohall red maple 48 7 3 Good Good Public Indications of recent sidewalk adjustment Remove - 
construction conflict

692 Lawson cypress 54 8 2 Good Poor Yes Codominant stems with included bark; 
moderate defect

Remove - 
construction conflict

693 Lawson cypress 26 4 1 Fair Good No Remove - 
construction conflict

694 Lawson cypress 35 5 1 Good Good Yes Remove - 
construction conflict

695 Lawson cypress 53 8 2 Good Fair Yes Two stems Remove - 
construction conflict

696 English oak 'Fasitigiata' 34 5 4 Fair Fair Public Remove - 
construction conflict

697 European hornbeam 'Fastigata' 73 11 4 Good Good Yes Mulit-stemmed Remove - 
construction conflict

698 European hornbeam 'Fastigata' 44 7 5 Good Good Yes Three stems
Remove - 
construction conflict

699 Red cedar 22 3 2 Good Poor No Topped for sign clearance
Remove - 
construction conflict

700 English oak 'Fasitigiata' 31 5 4 Good Good Public Remove - 
construction conflict

701 Red cedar 36 5 4 Good Good Yes Remove - 
construction conflict

702 Flowering cherry 15 2 1.5 Dead n/a Public Remove - 
construction conflict

NT1 Honey locust 6 1 1 Fair Good Public Newly planted tree Retain

NT2 Honey locust 6 1 1 Fair Good Public Newly planted tree Retain

NT3 Persian ironwood 'Vanessa' 6 1 1 Good Fair No Recent stem wound Retain

NT4 Pinus contorta 8 1 2 Good Good No Retain

NT5 Pinus contorta 8 1 2 Good Good No Retain

NT6 Arbutus 'Maritima' 7 1 2 Good Good No Retain

NT7 Arbutus 'Maritima' 9 1 1 Good Fair No Two stems Retain

NT8 Arbutus 'Maritima' 15 2 2 Good Good Public Two stems Retain

TREE INVENTORY TABLE
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Manasweeta Bhatia 

Senior Program Manager 

Telus Corporate Real Estate 

Email: Manasweeta.Bhatia@telus.com 

 

Dear Manasweeta: 

Re:  767 Douglas Street, Transportation Impact Assessment  

Final Report  

 

Bunt & Associates Engineering Ltd. (Bunt) has completed our Transportation Impact Assessment (TIA) for 

the proposed office and commercial development at 767 Douglas Street, Victoria, BC.  Our report is 

provided herewith which reviews the development’s on- and off-site transportation impacts.   

We trust that our input will be of assistance.  Please do not hesitate to contact us should you have any 

questions.  

 

Best regards,  

Bunt & Associates 

 

 

Jason Potter, M.Sc. PTP 

Senior Transportation Planner / Associate 
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EXECUTIVE SUMMARY 

Telus Corporate Real Estate is proposing to developm an 11-storey office building with 392 m2 of ground-

level commercial space at 767 Douglas Street in Victoria, BC.  

The site is currently occupied with a car rental office and parking lot. The study area intersections 

currently operate within vehicle capacity thresholds during the weekday AM and PM peak hour periods.  

High-end assumptions result in the proposed development generating approximately 51 vehicle trips 

(inbound and outbound combined) during the weekday AM and 66 trips during the PM peak hour, but 

likely less than this given its downtown location with shops and services within walking and cycling 

distance and good transit access. 

Our analysis indicates that the proposed development will have minimal impact on the adjacent road 

network. Most vehicle trips generated by the development will travel through intersections that are 

currently operating well within operational capacity thresholds. The study area is anticiapted to remain 

well within operational capacity thresholds after completion and full occupation of the proposed 

development. 

The proposed supply of 127 parking spaces is considered appropriate for this development. Actual 

parking demand for the building which is dependent on pricing and employed Transportation Demand 

Management (TDM) initiatives, is anticipated to be below the 127 offered spaces. This presents the 

opportunity for additional parking spaces beyond building demand to accommodate external building 

parking demand in Victoria’s downtown area.  

Telus Corporate Real Estate will be exceeding Victoria Bylaw bicycle parking requirements with 100 Long-

term bicycle spaces and 41 Short-term spaces as well as end-of-trip facilities to further enable active 

transportation.  

The development’s focus on the surrounding public realm area is a progressive step toward enabling 

walking in this important public area. The site plan also indicates strong integration with transit with a 

custom bus stop along the site’s Douglas Street frontage and weather protected areas for transit 

passengers. 

Telus Corporate Real Estate will also provide electric charging ability to a portion of the development’s 

vehicle parking spaces as well as the proposed bicycle room with wiring to allow for further electric 

charging as the demand increases. 
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1. INTRODUCTION 

1.1 Study Purpose & Objectives 

Telus Corporate Real Estate is proposing to develop an 11-storey office rental building in downtown 

Victoria at 767 Douglas Street.  The project will feature over 14,122 square meters of office space and 

approximately 392 square meters of ground level, neighbourhood serving, commercial space. The 

commercial space is anticipated to include a restaurant. 

Bunt & Associates was retained by Telus Corporate Real Estate to assess the transportation and parking 

implications of the proposed development. This Transportation Impact Assessment (TIA) will accompany 

Telus Corporate Real Estate’s rezoning application. The purpose of this study is to: 

Evaluate the transportation impacts of the proposed development on the adjacent road network;  

Review the development’s parking strategy; 

Evaluate the proposed site plan, its proposed access and internal vehicle circulation; and, 

Present Transportation Demand Management (TDM) strategies for lowering the site’s vehicle demand. 

The location of the proposed development is illustrated in Exhibit 1.1. 
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1.2 Proposed Development 

The proposed land uses are summarized in Table 1.1.  

Table 1.1: Proposed Land Uses 

LAND USE SQUARE METERS SQUARE FEET 

Office  12,714 136,852 

Medical Office 1,408 15,156 

Restaurant 298 3,208 

Retail 94 1,012 

TOTAL 14,513 156,228 

 

The building’s ground-level commercial spaces are intended to consist of two to three neighbourhood-

serving retail units, one of which is anticipated to be a restaurant.  

The development will be supported with 127 parking spaces located in a three-level underground parkade. 

The management of the parking spaces is unknown at this time however the proposed parking supply is 

anticipated to be greater than the building’s demand, allowing for parking spaces to be available to  

people unrelated to the building.  

The vehicle access to the parkade is on Humboldt Street, along the north edge of the site.   

The site is currently zoned as CA-4 (Central Area Commercial Office District).  

The proposed site plan (level 1) is shown in Exhibit 1.2. 

 

 



&
0
4
-2

0
-0

0
6
8

T
e
lu

s
 O

c
e
a
n

N

S
c
a
le

: 
N

T
S

E
x
h

ib
it

 1
.2

S
it

e
 P

la
n

Ja
n
u
a
ry

 2
0
2
1

S
o
u
rc

e
: 

D
ia

m
o
n
d
 S

c
h
m

it
t

A
rc

h
it
e
c
ts



 

767 Douglas Street TIA | Final Report | January 28, 2021 5 
S:\PROJECTS\JP\04-20-0068 Telus Ocean\5.0  Deliverables\5.2  Final Report\20210128_Telus Ocean_TIA_Final_V02.docx 

2. EXISTING CONDITIONS 

2.1 Land Use 

767 Douglas Street is currently occupied with a car rental office and surface parking lot. It is accessed 

from two driveways on Humboldt Street with no vehicle access from Douglas Street.  

2.2 Existing Transportation Network 

2.2.1 Road Network 

The site is located in the heart of Victoria’s Harbour area. The study area was confirmed in consultation 

with City of Victoria Engineering Department (Transportation) staff. The adjacent road network and its 

laning configuration are illustrated in Exhibit 2.1.   

Douglas Street is a two-way north/south major arterial and transit route. It has two travel lanes in each 

direction however the curbside lane adjacent to the development site accommodates a BC Transit bus 

stop.  Further to the south, Douglas Street’s curbside lane is used by regional buses as Victoria’s Bus 

Terminal is located south of the development site in the Victoria Conference Centre’s Crystal Garden 

building. 

Humboldt Street is a two-way local road with connections north to Burdett Avenue along Penwell Street, 

and east to Blanshard Street. Humboldt Street was disconnected from Douglas Street to vehicles in 2019 

as part of Victoria’s cycling network program where a buffered bike route now runs along the south side 

of Humboldt Street to the west of Douglas Street. As Humboldt Street is no longer a through street, it 

encounters local street levels of vehicle volumes.  

Humboldt Street adjacent to the development site extending to Blanshard Street was converted into an 

advisory bike route in 2020. The advisory bike lane pavement markings act as a traffic calming measure as 

bike lanes pavement markings cause a narrowed two-way vehicle lane. The narrowed two-way drive aisle 

forces vehicles to move into the adjacent bike lanes as they drive pass a vehicle traveling in the opposite 

direction.  

2.2.2 Transit Network 

The site is well serviced by public transit. There are bus stops on site’s Douglas Street frontage that 

services northbound passengers and a bus stop across Douglas Street for southbound passengers.  

The northbound bus stop accommodates seven bus routes. The transit routes and service details are 

provided in Table 2.1. The area’s transit network is presented in Exhibit 2.2.  
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Table 2.1: Transit Service at Adjacent Bus Stops 

Bus Route 
No. 

Description 
Weekday AM Peak 

Frequency 
Weekday PM Peak 

Frequency 
Saturday Mid-Day Peak 

Frequency 

North-South on Douglas Street 

1 South Oak Bay / Downtown 40 min 40 min n/a 

2 James Bay / South Oak Bay / Willows 15-20 min 15-20 min 15 min 

3 James Bay / Royal Jubilee 30-35 min 25-35 min 30-35 min 

30 Royal Oak Exch / Downtown 10-15 min 10 min 10 min 

31 Royal Oak Exch / Downtown 10 min 10 min 10 min 

50 Langford / Downtown 15-20 min 15-20 min 15 min 

70 Swartz Bay / Downtown 10-30 min 10-30 min 10-30 min 

East-West on Burdett Avenue / Fairfield Road 

4 UVic / Downtown 15 min 15 min 15 min 

7 Uvic / Downtown 20 min 30 min 10 min 

21 Interurban / Downtown 20 min 20 min 30 min 

27 Gordon Head / Downtown 5-10 min 10-20 min 15 min 

28 Majestic / Downtown 5-10 min 10-20 min 15 min 

 

2.2.3 Cycling & Pedestrian Networks 

The site is well connected to both walking and cycling networks. It is connected to Victoria’s regional 

cycling network through the Humboldt Street cycling route adjacent to the site. The City of Victoria’s 

surrounding cycling network is illustrated in Exhibit 2.3.  

All streets surrounding the development site have sidewalks as well as controlled pedestrian crossings at 

signalized intersections. 

The Humboldt Street & Penwill Street intersection has a pedestrian crosswalk along its east leg.  

An existing pathway currently exists east of the development site connecting Humbodlt Street with the 

Plaza area south of the development site.   

The site is within a walking distance of nearly all typical amenities and services, and daily errands do not 

require a car.  The location receives a Walk Score of 96 out of 100, placing it in Walk Score’s “walker’s 

paradise” category. Walk Score is an online tool that assesses the walkability of a location-based on 

distances to a wide variety of amenities and services.  



Source: Vicmap
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2.3 Data Collection 

Due to COVID-19, it was determined that collecting study area traffic data would not represent typical 

conditions. Instead of new data, the City of Victoria provided the following weekday AM and PM peak hour 

datasets: 

Blanshard Street & Humbold Street, Tuesday and Wednesday, June 28, 29, 2017; 

Blanshard Street & Fairfield Street, Tuesday and Wednesday, June 28, 29, 2017; 

Douglas Street & Burdett Avenue, Tuesday and Wednesday, July 31 and August 1, 2018. 

Bunt extrapolated data from these datasets to obtain volumes for the Burdett Avenue & Penwell Street and 

the Humboldt Street & Penwell Street intersections. Humboldt Street volumes were adjusted to account for 

its closure from Douglas Street. 

The weekday AM and PM peak hour traffic volumes obtained through this assembly of intersection traffic 

count data are presented in Exhibit 2.4.  

2.4 Existing Traffic Operations 

2.4.1 Performance Thresholds 

The existing operations of study area intersections and access points were assessed using the methods 

outlined in the 2000 Highway Capacity Manual (HCM), using the Synchro 10 analysis software.  The traffic 

operations were assessed using the performance measures of Level of Service (LOS) and volume-to-

capacity (V/C) ratio. 

The LOS rating is based on average vehicle delay and ranges from “A” to “F” based on the quality of 

operation at the intersection.  LOS “A” represents optimal, minimal delay conditions while a LOS “F” 

represents an over-capacity condition with considerable congestion and/or delay. Delay is calculated in 

seconds and is based on the average intersection delay per vehicle. 

Table 2.2 below summarizes the LOS thresholds for the five Levels of Service, for both signalized and 

unsignalized intersections. 

Table 2.2: Intersection Level of Service Thresholds 

LEVEL OF SERVICE 
AVERAGE CONTROL DELAY PER VEHICLE (SECONDS) 

SIGNALIZED UNSIGNALIZED 

A 10 10 

B >10 and 20 >10 and 15 

C >20 and 35 >15 and 25 

D >35 and 55 >25 and 35 

E >55 and 80 >35 and 50 

F >80 >50 

Source:  Highway Capacity Manual 
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The volume to capacity (V/C) ratio of an intersection represents the ratio between the demand volume and 

the available capacity.  A V/C ratio less than 0.85 indicates that there is sufficient capacity to 

accommodate demands and generally represents reasonable traffic conditions in suburban settings.  A 

V/C value between 0.85 and 0.95 indicates an intersection is approaching practical capacity; a V/C ratio 

over 0.95 indicates that traffic demands are close to exceeding the available capacity, resulting in 

saturated conditions.  A V/C ratio over 1.0 indicates a very congested intersection where drivers may have 

to wait through several signal cycles.  In downtown and Town Centre contexts, during peak demand 

periods, V/C ratios over 0.90 and even 1.0 are not uncommon. 

The performance thresholds that were used to trigger consideration of roadway or traffic control 

improvements employed in this study are listed below:  

Signalized Intersections: 

Overall intersection Level of Service = LOS D or better;  

Overall intersection V/C ratio = 0.85 or less; 

Individual movement Level of Service = LOS E or better; and, 

Individual movement V/C ratio = 0.90 or less.  

 

Unsignalized Intersections: 

Individual movement Level of Service = LOS E or better, unless the volume is very low in which 

case LOS F is acceptable. 

 

In interpreting the analysis results, note that the HCM methodology reports performance differently for 

various types of intersection traffic control.  In this report, the performance reporting convention is as 

follows:  

For signalized intersections: HCM 2000 output for overall LOS and V/C as well as individual 

movement LOS and V/C are reported. 95th Percentile Queues are reported as estimated by 

Synchro; and, 

For unsignalized two-way stop-controlled intersections:  HCM 2000 LOS and V/C output is 

reported just for individual lanes as the HCM methodology does not report overall performance. 

The performance reporting conventions noted above have been consistently applied throughout this 

document. 

2.4.2 Existing Operational Analysis Results 

As shown in Exhibits 2.5 and 2.6, all intersections currently operate within described operational 

thresholds for the weekday AM and PM peak hour periods. The Synchro model applied obtained signal 

timing plans and default heavy vehicle and peak hour factors.  
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3. FUTURE TRAFFIC CONDITIONS 

3.1 Traffic Forecasts 

3.1.1 Site Traffic 

Trip Generation

The vehicle trip generation was calculated for each proposed land use. For retail and restaurant land uses, 

the trip generation was based on trip rates provided in the Institute of Transportation Engineers (ITE) Trip 

Generation Manual, 10th Edition.  

The office land use has a wide range of potential trip rates which is tied to a building's supply of spaces as 

well as location factors and applied TDM initiatives. The ITE Manual suggests trip generation rates of 1.16 

vehicles per 1000 ft2 of Gross Floor Area (GFA) in the AM Peak Hour and 1.15 in the PM peak hour for 

General Urban/ Suburban areas. This rate would imply more office-related vehicles arriving in the morning 

and leaving in the evening than proposed available parking spaces. As this rate was established by 

observing office buildings with higher parking supply ratios, this generalized trip rate was not considered 

appropriate for this specific context. Instead, Bunt applied office trip rate data from its own database 

where the trip rates for three office buildings in the Downtown Vancouver area were calculated based on 

available parking spaces. This data provides arrival and departure flow rates based on supplied parking 

spaces and is therefore considered transferable to this study despite the subject site being in Victoria. 

These rates result in approximately half of the available spaces being accessed or departed during the AM 

and PM peak hours. 

To be conservative it is assumed that 120 of the site's 127 spaces would be used to service the office 

components of the development. To account for the remaining seven retail parking spaces accounting for 

up to 29 vehicle trips per peak hour, is noted that some of the office parking spaces may be shared for 

restaurant or retail use as peak periods for the office and restaurant land uses do not coincide.   

The vehicle trip generation for the proposed development is summarized in Table 3.1 below. 

Table 3.1: Peak Hour Site Trip Generation 

Use 
Size Rate Trips 

In 
Trips 
Out 

Total 
Trips 

Rate Trips 
In 

Trips 
Out 

Total 
Trips 

(sf or parking spaces) 
(per 1k sf or 

unit) 
(per 1k sf or 

unit) 

Office 120 parking spaces 0.39 45 2 47 0.31 4 33 37 

Restaurant 
(ITE 931) 

3,208 square feet 0.73 3 0 3 7.80 17 8 25 

Retail (ITE 
820) 

1,012 square feet 0.94 1 0 1 3.81 2 2 4 

    Total 49 2 51 Total 24 44 66 
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For more urban context locations with office and commercial uses within convenient walking and cycling 

distance and good public transit access, our experience at Bunt has been that the proportion of vehicle 

trips is reduced in favour of increase walking/cycling and transit trips.  As mentioned previously, the 767 

Douglas Street site in Downtown Victoria achieves a Walk Score of 96 “Walker’s Paradise” rating.  However, 

as a conservative measure for the traffic impact assessment component of this report, no downward 

adjustment has been applied to the vehicle trip estimates to account for reduced vehicle use or internal 

trip reductions to account for the site's mixed land uses.  

Trip Distribution & Assignment

Trips generated by the proposed development were assigned to the study area based primarily on existing 

travel patterns observed for the area as well as patterns obtained from the obtained volume datasets. 

Access to the site will come from Humboldt Street which is located along the site’s north edge. The 

assumed site traffic distribution on the area street system is presented in Table 3.2 and illustrated in 

Exhibit 3.1.  

Table 3.2: Assumed Trip Distribution 

 AM PM 

ROUTE IN OUT IN OUT 

Douglas Street to/from North 20% 15% 25% 15% 

Douglas Street to/from South 0% 15% 0% 10% 

Fairfield Road to/from East 15% 10% 10% 10% 

Humboldt Street to/from East 5% 5% 5% 5% 

Humboldt Street to/from West 0% 5% 0% 5% 

Blanshard Street to/from North 45% 30% 35% 40% 

Blanshard Street to/from South 15% 20% 25% 15% 

TOTAL 100% 100% 100% 100% 

 

3.1.2 Total Traffic 

Total future traffic consists of the proposed development’s net new site-generated traffic volumes added 

to the background traffic volumes. No additional changes to vehicle volumes were assumed as is standard 

practice for TIA’s in Victoria. This is also consistent with the development of the area where the immediate 

location will essentially be built out regarding vehicle traffic on Humboldt Street. 

Exhibit 3.2 presents the forecasted future traffic volumes for the total AM and PM peak hour scenario. 

Corresponding traffic operations are presented in Exhibit 3.3 and 3.4.  

As shown in Exhibit 3.3 and 3.4, the additional vehicle trips forecasted to be generated by the proposed 

development result in study area vehicle operations within performce thresholds. As such, no road 

infrastructure mitigation is recommended.   
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4. DEVELOPMENT PLAN REVIEW 

4.1 Site Access Design 

The proposed development will have one vehicle access point from Humboldt Street. Loading vehicles will 

also access the site from Humboldt Street. Pedestrian access to the site’s main office entry will be from 

Douglas Street. The two retail outlets will face Douglas Street and the plaza area to the south of the site.  

4.2 Parking Supply 

4.2.1 Vehicle Parking 

The site is within Victoria’s Core Area, and is currently zoned as CA-4. As per City of Victoria zoning 

requirements (Schedule C, Zoning Regulation Bylaw) the development does not have off-street parking 

requirements for its CA-4 zone. However, the development is seeking to be rezoned to its own zone.  

In lieu of parking rates for the subject zone, Bylaw requirements for Victoria’s Core Area (where the 

development is located) are summarized in Table 4.1 which may provide a perspective for the site’s 

parking supply. 

Table 4.1: Vehicle Parking Supply Bylaw Using Core Area Rate & Proposed Supply 

LAND USE DENSITY (M2) BYLAW RATE 
 SUPPLY 

REQUIREMENT 
PROVIDED 

Office 12,714 1 space per 70m2  floor area 182 - 

Medical Office 1,408 1 space per 50m2  floor area 29  

Restaurant  298 1 space per 40m2 floor area 8 - 

Retail 94 1 space per 80m2 floor area 2 - 

   221 127 

 

As shown in Table 4.1, the proposed parking supply of 127 spaces is 94 spaces below Victoria’s Bylaw 

requirements if the site were to adhere to Victoria’s rates for its Core area.   

The actual parking demand of the building is anticipated to be lower than that required by Bylaw and the 

quantity supplied due to the development’s downtown location with strong transit service, and bikability 

depending on management and pricing of the stalls and employed Transportation Demand Management 

(TDM) initiatives.  

The forecasted oversupply of parking spaces may present the opportunity for the additional parking 

spaces beyond the building’s forecasted demand to accommodate external building parking demand in 

Victoria’s downtown area. 

It is also noted that the development’s proposed mixed land uses can take advantage of the office and 

restaurant land uses typically having different peak demand times by sharing parking spaces.  
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4.2.2 Electric Charging  

Telus will provide future electric charging abilities to 100% of the development’s parking spaces. To 

ensure the electrical demand of the charging does not exceed the building’s capacity, a building demand 

load management system can be installed. This system monitors the building’s spare capacity and 

distributes that amount to each electric vehicle connected to a charging station.  

4.2.3 Bicycle Parking 

Well managed, secure, accessible and covered bicycle parking will be provided as part of the development 

plan.  The development includes a total of 100 long-term bicycle spaces in one, priority-located, first-level 

bicycle storage room.  

The development also includes the provision of 41 outside short-term spaces. The short-term cycling racks 

will be provided near the building’s main entry and within sight of the Humboldt cycling route, in well lit 

and highly visible areas.  

The development will supply electric outlets for a portion of the bicycle parking spaces and rough-in 

electrical to allow for further additional charging ability if demand increases.   

The City of Victoria Bylaw requirements for bicycle parking in the Core area is provided in Table 4.2. 

Table 4.2: Bicycle Parking Supply Requirement & Provision 

LAND USE 
DENSITY 

(M2) 
BYLAW RATE 

BYLAW SUPPLY 
REQUIREMENT 

PROVIDED DIFFERENCE 

Office 
12,714 

 

Long Term: 1 space per 150m2 of 
floor area, or part thereof 

85 Long Term 

Shared between 
lands uses 

- 

Short Term: 1 space per 400m2 
of floor area, or part thereof 

32 Short Term 

Medical 
Office 

1,408 

Long Term: 1 space per 200m2 of 
floor area, or part thereof 

8 Long Term 

Short Term: 1 space per 300m2 
of floor area, or part thereof 

5 Short Term 

Restaurant 
298 

 

Long Term: 1 space per 400m2 of 
floor area, or part thereof 

1 Long Term 

 

Short Term: 1 space per 100m2 
of floor area, or part thereof 

3 Short Term 

Retail 94 

Long Term: 1 space per 200m2 of 
floor area, or part thereof 

1 Long Term 

 

Short Term: 1 space per 200m2 
of floor area, or part thereof 

1 Short Term 

TOTAL - - 

95 LONG TERM 

41 SHORT TERM 

136 TOTAL 

100 LONG TERM 

41 SHORT TERM 

141 TOTAL 

+5 LONG TERM 

0 SHORT TERM 

+5 PROVIDED 

 

As summarized in Table 4.2, the proposed bicycle parking supply exceed bylaw minimum requirement by 

5 long term space over bylaw requirements.  
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4.3 Service Vehicle Operations 

The City of Victoria Zoning Bylaw does not stipulate a requirement for off-street loading spaces for office 

land use.  

The office area, retail and restaurant spaces are relatively small and are not anticipated to require loading 

by vehicles larger than a Medium Single Unit (Transportation Association of Canada MSU design vehicle). 

To accommodate anticipated loading (including garbage and recycling pick-up) activity, one MSU sized 

loading space is proposed on site, accessed from Humboldt Street.  

The loading bay is situated within 10m of the parkade parking ramp due to the unique layout of the site 

and ramp sloping that render a single, parkade and loading entry difficult to achieve from Humboldt 

Street. Having two driveways within 10 m of each other requires a variance from Victoria’s Highway Access 

Bylaw. Bunt supports the site plan’s proposed vehicle access bylaw variance because:   

The loading bay is anticipated to encounter very low vehicles volumes;  

The accesses are set back from the sidewalk and roadway allowing existing vehicles to see 

pedestrians on the sidewalk before they cross the sidewalk; and, 

Its location at the east portion of the site on Humboldt Street allows for an expanded pedestrian 

plaza area on Humboldt Street, between Humboldt Street and Douglas Street.  

The ability of a MSU design vehicle to access the loading area was assessed with AutoTURN turn path 

analysis. The turn path is illustrated in Exhibit 4.1 and 4.2. 

Maneuverability within the parkade structure for a passenger vehicle was also examined by Bunt using 

AutoTURN turn path analysis. Example turn paths are provided in Exhibit 4.3 and 4.4.  
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5. TRANSPORTATION DEMAND MANAGEMENT  

Transportation Demand Management (TDM) is defined as the “application of strategies and policies to 

reduce travel demand (specifically that of single-occupancy private vehicles), or to redistribute this 

demand in space or in time”1.  A successful TDM program can influence travel behaviour away from Single 

Occupant Vehicle (SOV) travel during peak periods towards more sustainable modes such as High 

Occupancy Vehicle (HOV) travel, transit, cycling or walking.  The responsibility for implementation of TDM 

measures can range across many groups, including regional and municipal governments, transit agencies, 

private developers, residents/resident associations or employers. 

5.1 Recommended TDM Measures for Site 

5.1.1 Marketing Materials & Transportation Information 

Travel patterns are most pliable when visitors first begin to commute to a location.  New developments 

can assist in influencing travel behaviours, through the distribution of marketing materials to potential 

tenants that emphasize the attractiveness and ease of non-single occupant vehicle travel modes. Telus has 

agreed to provide this to its future tenants. 

5.1.2 Promote Cycling  

The development will be providing 100 Long Term bicycle parking spaces which exceeds bylaw 

requirements.  In addition, its highly visible short-term bicycle spaces will further promote cycling and 

cycling to transit activity. 

5.1.3 Placemaking 

The site plan offers significant pedestrian amenities and placemaking with seating and building overhang 

weather protection. The site plan provides considerable transit integration with a proposed custom bus 

stop design along the Douglas Street frontage and an adjacent water feature. 

 

 
1  http://ops.fhwa.dot.gov/tdm/index.htm FHWA Travel Demand Management home page 
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6. CONCLUSIONS & RECOMMENDATIONS 

6.1 Conclusions 

1. The proposed development at 767 Douglas Street consists of approximately 12,714 square meters of 

office space, 1,408 square meters of medical office space, 298 square meters of restaurant space and 

94 square metres of ground-level retail space. The proposed vehicle parkade with 127 vehicle spaces 

is accessed from Humboldt Street along the north edge of the site.   

2. All intersections currently operate within capacity and acceptable level of service thresholds during 

both the weekday AM and PM peak hour periods.  

3. The proposed development could potentially generate approximately 51 two-way vehicle trips in the 

weekday AM peak hour and 66 two-way trips during the PM peak hour   

4. Our analysis indicates that the proposed development will have minimal impact on the adjacent road 

network. Most vehicle trips generated by the development will travel through intersections that are 

currently operating well within operational capacity thresholds and are anticiapted to remain within 

operational capacity thresholds after full occupation of the proposed Telus Ocean development.  

5. The 127 proposed vehicle parking supply is anticipated to accommodate the building’s vehicle 

parking demand. 

6. Maneuverability within the parkade structure for a large passenger vehicle was confirmed by Bunt 

using AutoTURN turn path analysis. 

7. The proposed bicycle parking supply exceed bylaw guidance by 5 long term spaces. 

8. The site plan offers significant pedestrian amenities and placemaking with seating, water features and 

overhang weather protection.  

9. The site plan provides considerable transit integration with a custom bus stop design along the 

Douglas Street frontage. 

10. The development includes electric charging and the ability to increase the quantity of electric charging 

for both the development’s vehicle and Long-Term bicycle spaces. 
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6.2 Recommendations 

11. It is recommended that bylaw variance pertaining to vehicle access, which stipulates distance between 

driveways, be supported because:   

a) The loading bay is anticipated to encounter low vehicles volumes;  

b) The sidewalk and vehicle route crossing areas are well set back from the Humboldt bike route; and 

c) The location of the driveways at the east portion of the site on Humboldt Street allows for an 

expanded pedestrian plaza area on Humboldt Street, between Humboldt Street and Douglas Street.  

12. It is recommended that marketing materials to prospective tenants highlight the site’s non-private 

vehicle transportation mode amenities. 
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Rowan Williams Davies & Irwin Inc. (RWDI) was retained to assess the 

pedestrian wind conditions for the proposed TELUS Ocean in Victoria, 

British Columbia. (see Image 1). This qualitative assessment is based on 

the following:

• a review of the regional long-term meteorological data from Victoria 

Harbour Seaplane Airport;

• design drawings and documents received by RWDI on July 2nd, 2020;

• Wind-tunnel studies and desktop assessments undertaken by RWDI 

for similar and nearby projects in Victoria; 

• our engineering judgement and knowledge of wind flows around 

buildings1-3; and,

• use of 3D software developed by RWDI (Windestimator2) for 

estimating the potential wind conditions around generalized building 

forms.

This qualitative approach provides a screening-level estimation of 

potential wind conditions. Conceptual wind control measures to 

improve wind comfort are recommended, where necessary. To quantify 

these conditions or refine any conceptual wind control measures, 

physical scale model tests in a boundary-layer wind tunnel would 

typically be required.

Note that other wind issues such as those relating to cladding and 

structural wind loads, snow drifting and loading, door operability, air 

quality, etc. are not part of the scope of this assessment.

1.  INTRODUCTION

1. H. Wu and F. Kriksic  (2012). “Designing for Pedestrian Comfort in 
Response to Local Climate”, Journal of Wind Engineering and Industrial 
Aerodynamics, vol.104-106, pp.397-407.

2. H. Wu, C.J. Williams, H.A. Baker and W.F. Waechter (2004), “Knowledge-
based Desk-Top Analysis of Pedestrian Wind Conditions”, ASCE Structure 
Congress 2004, Nashville, Tennessee.

3. C.J. Williams, H. Wu, W.F. Waechter and H.A. Baker (1999),  “Experience 
with Remedial Solutions to Control Pedestrian Wind Problems”, 10th 
International Conference on Wind Engineering, Copenhagen, Denmark.

Image 1: South Elevation of the Proposed Project
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The proposed project site is located at 767 Douglas Street, between 

Humboldt Street and Douglas Street, to the south of Burdett Avenue 

(see aerial view of site and surroundings in Image 2). The site is located 

at the south end of Downtown Victoria.

The project site is generally surrounded by low-rise buildings to the 

south and west and mid-rise buildings to the north and east. Victoria 

Harbour is approximately 200 m to the west of the project site. 

The proposed development consists of one 10-storey building (see 

Image 1). The proposed project will be a mixed-use development that 

will act as an innovation and employment hub for 250 TELUS 

employees. Key pedestrian areas on and around the site include main 

entrances, public open space on-site at grade level,  terraces at Levels 5, 

7, 9, 10 and 11 and sidewalks adjacent to the site.

3

Image 2: Aerial View of Site And Surroundings (Credit: Google™ Earth)

2.  BUILDING AND SITE INFORMATION

PROJECT SITE
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Meteorological data from Victoria Harbour Seaplane 

Airport recorded between 1994 and 2015 was used as 

reference for wind conditions.

The distributions of wind frequency and directionality for 

the summer (May through October) and winter (November 

through April) seasons are shown in the wind roses in 

Image 3. When all winds are considered (regardless of 

speed), winds from the southwest are predominant during 

the summer. During the winter, winds are predominant 

from the southwest through west, southeast and north 

directions.

Strong winds of a mean speed greater than 30 km/h 

measured at the airport (at an anemometer height of 10 

m) occur more often in the winter than in the summer. 

They are most frequent from the west-southwest, north 

and southeast directions, as shown in the winter wind 

rose. 

Image 3: Directional Distribution of Winds Approaching Victoria Harbour Seaplane Airport (1994 – 2015)

3.  METEOROLOGICAL DATA
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The RWDI pedestrian wind criteria are used in the current study.  These 

criteria have been developed by RWDI through research and consulting 

practice since 1974. They have also been widely accepted by municipal 

authorities and by the building design and city planning community.

4.1  Pedestrian Safety
Pedestrian safety is associated with excessive gust wind speeds that can 

adversely affect a pedestrian’s balance and footing.  If strong winds that 

can affect a person’s balance (90 km/h) occur more than 0.1% of the 

time or 9 hours per year, the wind conditions are considered severe. 

4.2  Pedestrian Comfort
Wind comfort levels can be categorized by typical pedestrian activities: 

• Sitting (≤ 10 km/h):  Calm or light breezes desired for outdoor 

seating areas where one can read a paper without having it blown 

away;

• Standing (≤ 14 km/h):  Gentle breezes suitable for main building 

entrances and bus stops;

• Strolling (≤ 17 km/h):  Moderate winds that would be appropriate 

for window shopping and strolling along a downtown street, plaza or 

park;

• Walking (≤ 20 km/h):  Relatively high speeds that can be tolerated if 

one’s objective is to walk, run or cycle without lingering; and

• Uncomfortable: None of the comfort categories are met.

Wind conditions are considered suitable for sitting, standing, strolling or 

walking if the associated mean wind speeds are expected for at least 

four out of five days (80% of the time). Wind control measures are 

typically required at locations where winds are rated as uncomfortable 

or they exceed the wind safety criterion. 

Note that these wind speeds are assessed at pedestrian height (i.e., 1.5 

m above grade or the concerned floor level) and are typically lower than 

those recorded in the airport (10 m height and open terrain).

These criteria for wind forces represent average wind tolerance.  They 

are sometimes subjective and regional differences in wind climate and 

thermal conditions as well as variations in age, health, clothing, etc. can 

also affect people's perception of the wind climate. 

For the current development, wind speeds comfortable for walking or 

strolling are appropriate for sidewalks; and lower wind speeds 

comfortable for standing are required for building entrances where 

pedestrians may linger. Wind speeds comfortable for sitting are 

appropriate for outdoor amenity areas during the summer, when these 

areas will be frequented. 

4.  PEDESTRIAN WIND CRITERIA



RWDI Project #2004582
August 24, 2020

Pedestrian Wind Assessment| 6

Predicting wind speeds and occurrence frequencies is complicated. It 

involves the combined assessment of building geometry, orientation, 

position and height of surrounding buildings, upstream terrain and the 

local wind climate.  Over the years, RWDI has conducted thousands of 

wind-tunnel model studies on pedestrian wind conditions around 

buildings, yielding a broad knowledge base. This knowledge has been 

incorporated into RWDI’s proprietary software that allows, in many 

situations, for a qualitative, screening-level numerical estimation of 

pedestrian wind conditions without wind tunnel testing. 

Tall buildings tend to intercept stronger winds at higher elevations and 

redirect them to the ground level.  Such a Downwashing Flow (Image 
4a) is the main cause for increased wind activity around tall buildings at 

the pedestrian level. In addition, oblique winds also cause wind 

accelerations around the exposed building corners (Image 4b). If these 

building/wind combinations occur for prevailing winds, there is a greater 

potential for increased wind activity and uncomfortable conditions. 

Stepping the windward façade (Image 4c) is a positive design strategy 

that can be used for wind control.  However, increased wind activity will 

be created on the podium terraces. 

Overall, the geometry of the proposed development and features of the 

site offer several benefits for wind control, as follows;

• The grade level is recessed into the building façade, providing 

overhead protection to the areas close to building perimeter 

including the entrances

• The triangular face is aligned with the predominant southwest 

direction, which will be beneficial to reduce the impact of 

downwashing wind flows; 

• Stepped building façade on the southwest side, which will help 

reduce the impact of downwashing wind flows at grade level.

• Proposed deciduous landscaping on-site will be beneficial for wind 

comfort during the summer

5.  PEDESTRIAN WIND CONDITIONS

5.1  Background

a) Downwashing Flow b) Corner Acceleration

c) Stepped Facade

Image 4: Typical Wind Flow Patterns
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The following is a detailed discussion of wind comfort conditions for key 

pedestrian areas of the development. 

Due to the presence of mid and low-rise surroundings, the

existing wind conditions on site and at surrounding sidewalks

along Burdett Avenue, Humboldt Street, Powell Street and Douglas 

Street are likely comfortable for sitting or standing throughout the year. 

These wind conditions are considered appropriate for the intended use.

The proposed project will be of similar height compared to the 

surroundings to the north and east. The surroundings on the west side 

are much lower compared to the proposed development. The lower 

density surroundings on the west side and the exposure to the 

southwesterly and westerly winds are expected to cause an increase in 

wind speeds around the perimeter of the site in some areas, particularly 

at building corners. However, given the wind climate in the Victoria area, 

wind comfort conditions are still expected to be generally suitable for 

the intended use of the spaces throughout the year.  Occasional strong 

wind gusts are experienced in Victoria, these are rare events but 

deserve special attention due to the severe impact on pedestrians. 

Predicted wind comfort and safety conditions at grade level are shown 

in Images 6a and 6b respectively. For the above-grade level terraces,

predicted wind comfort and safety conditions are shown in Images 8a

and 8b respectively. Detailed discussion of these areas are presented in 

next few pages. 

Grade Level: 
As mentioned previously, the first floor of the proposed project is 

recessed into the building façade. In addition, the triangular face with 

stepped façade on the southwest side is aligned with the predominant 

wind direction. These features are favorable for wind comfort, as they 

reduce the impact of downwashing wind flows at grade level. With these 

features in place, wind conditions around most of the project perimeter, 

including the building entrances and open spaces / adjacent sidewalks 

are generally predicted to be comfortable for sitting or standing 

throughout the year (Image 6a). Due to the predominant winds from the 

southwest and northeast accelerating at building corners, higher wind 

speeds comfortable for strolling or walking are expected at building 

corners, particularly the north and south corners of the building (Image 

6a). These conditions are suitable for the intended pedestrian use. 

Due to the occurrence of occasional strong gusts accelerating at the 

building corner (Image 5b) , winds at the north building corner may 

exceed the wind safety criterion (Image 6b). Reduced wind speeds can 

be achieved by adding vertical porous wind screens or coniferous/ 

marcescent landscaping, as shown in Image 6b. These features should 

be at least 2m tall to maintain good wind control efficacy. Examples of 

these wind control measures are shown in Image 7. It is recommended 

that wind tunnel tests be conducted to quantify the wind conditions and 

to refine the wind control measures.  

5.  PEDESTRIAN WIND CONDITIONS

5.2  Existing Wind Conditions

5.3  Potential Wind Conditions
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5. PEDESTRIAN WIND CONDITIONS

Image 6a: Predicted Wind Comfort Conditions (Annual) Image 6b: Predicted Wind Safety Conditions (Annual)

Uncomfortable

Sitting / Standing
Strolling / Walking

WIND CATEGORIES

Exceeds Safety Criterion

Building Entrances

Suggested locations for wind screens/ 
coniferous landscaping

LEGEND:
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5.  PEDESTRIAN WIND CONDITIONS

Examples of coniferous landscaping

Examples of porous wind screens

Image 7: Examples of wind Control Measures at Grade Level
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Terraces: 
As mentioned previously, buildings with stepped façades are beneficial 

to reduce the impact of downwashing wind flows at grade level. 

However, this would likely result in windy conditions on the stepped 

surfaces (i.e., terraces). The proposed project will include amenity 

terraces at Levels 5, 7, 9, 10 and 11. All of these terraces will be exposed 

to the predominant northerly and southwesterly winds. Due to this 

exposure and the impact of downwashing wind flows,  high wind activity 

is expected on most of these terraces. As shown in Image 8a, wind 

conditions comfortable for sitting or standing are predicted on the 

terraces at Levels 5 and 7. Higher wind speeds, comfortable for strolling 

or walking are expected at Levels 9 through 11. Wind speeds 

comfortable for strolling or walking are considered higher than desired 

for passive activities. Due to exposure to the strong northerly and 

southwesterly gusts, winds at the roof terrace of Level 11 are predicted 

to exceed the safety criterion (Image 8b).  

Lower wind speeds can be achieved by introducing tall porous screens 

(i.e. 2m tall and 20- 40% porous) along the terrace perimeters.  

Landscaping of similar heights along the terrace perimeter or near 

seating areas can also be considered. In addition, overhead protection 

such as trellises or canopies would be beneficial to reduce the impact of 

downwashing wind flows. Examples of these features are shown in 

Image 9. 

5.  PEDESTRIAN WIND CONDITIONS

Image 8a: Predicted Wind Comfort Conditions (Annual)

Level 7 Level 9 Level  10 Level  11Level 5

Image 8b: Predicted Wind Safety Conditions Annual)

Level 7 Level 9 Level  10 Level  11Level 5

Uncomfortable

Sitting / Standing
Strolling / Walking

WIND CATEGORIES

Exceeds Safety Criterion
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5.  PEDESTRIAN WIND CONDITIONS

Image 9: Examples of wind control measures at terrace levels

Examples of tall perimeter screens

Examples of landscaping

Examples of trellis/ canopy
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6. SUMMARY

RWDI was retained to conduct a pedestrian wind assessment for the 

proposed TELUS Ocean at 767 Douglas Street in Victoria, British Columbia.

Our assessment was based on the local wind climate, the current design of 

the proposed development, the existing surrounding buildings, our 

experience with wind tunnel testing of similar buildings in Victoria, and 

screening-level modelling. 

Wind conditions can be summarized as follows:

• Existing wind conditions around the site are expected to be suitable for 

sitting or standing throughout the year. 

• With the addition of the proposed development, wind speeds are 

expected to slightly increase, although conditions are still expected to 

be suitable for the intended use in most areas. Some accelerated wind 

conditions are expected to occur at building corners. 

• Appropriate wind conditions (i.e. suitable for sitting/standing) are 

anticipated at the proposed building entrances. Positive design features 

have been included and no modifications are required.

• Wind conditions on Levels 5 and 7 terraces are predicted to be suitable 

for pedestrian use throughout the year. Wind speeds that are higher 

than desired for passive activities are predicted on terrace Levels  9 

through 11 of the proposed development throughout the year.

• Wind control measures are recommended for identified windy areas. 

• Wind tunnel testing of a scale model is recommended to confirm and 

quantify the predicted wind conditions and refine the wind control 

features. 
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7. APPLICABILITY OF RESULTS
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The assessment presented in this report are for the proposed TELUS 

Ocean development in Victoria, British Columbia. The drawings and 

information listed below were used for our assessment.  

In the event of any significant changes to the design, construction or 

operation of the building or addition of surroundings in the future, 

RWDI could provide an assessment of their impact on the pedestrian 

wind conditions discussed in this report. It is the responsibility of others 

to contact RWDI to initiate this process.

File Name File Type Date Received
(dd/mm/yyyy)

ARCH 1911-200630_Rezoning_Pre-application PDF 07/02/2020
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Richard Elliott

From: Victoria Mayor and Council

Sent: August 18, 2020 11:18 AM

To: Victoria Mayor and Council

Subject: Re: Telus Ocean

From: Diane Chimich 

Sent: August 14, 2020 7:28 AM 

To: Lisa Helps (Mayor) <LHelps@victoria.ca>; Councillors <Councillors@victoria.ca> 

Subject: Telus Ocean  

To Mayor Helps and Councillors  

I am writing to express my concerns regarding the newly proposed Telus Ocean development that is proposed for the 

corner of Humboldt and Douglas.   

This development is in one of the most historic sections of Victoria. Both the Empress Hotel and the Crystal Gardens are 

historical buildings and as such add to the culture and appearance of this area.  They are viewed as important buildings 

to protect and ensure that nothing diminishes them.  

The proposed development by Telus could be an addition to this area but the proposed plan is not going to provide 

this.  It is massive in height and density.  The plan utilizes every inch of the property and has minimal setbacks from the 

street. The proposed height far exceeds the height restrictions and will result in a building that dwarfs everything else in 

the area. This proposal can not be allowed as it.  The rezoning that they are requesting in order to far exceed the 

approved building height in this area should not be approved.  

The overall appearance of the building is excessively modern with huge spans of glass and they have even suggested 

that they will have a massive jumbotron projecting pictures on the building.  This is totally unacceptable in an area 

that has multiple residents and large numbers of hotels.  That is not in keeping with the area at all and will create an 

eyesore for the city and the Humboldt Valley.  

If this building is allowed to proceed as it is presently being proposed, it will overpower the entire area and especially 

the Crystal Garden and the Empress Hotel.   

This building should not be approved as presented and the developers must devise a building that will add to the area. 

Do not approve any design for  this building that exceeds the approved height restrictions and appropriate setbacks 

from the street. Enforce the requirements that were put in place to protect this area.  Nothing should ever detract from 

the historical nature of this area. 

Sincerely  

Diane Chimich  

788 Humboldt St. 

ATTACHMENT J
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Richard Elliott

From: Victoria Mayor and Council

Sent: August 19, 2020 2:33 PM

To: Victoria Mayor and Council

Subject: Fw: Telus Building

Has been shared with Mayor Helps, but needs to be redacted and saved in the folder for 749 - 767 Douglas 

Street. 

 

From: Dale Lovell  

Sent: August 19, 2020 2:29 PM 

To: Lucas De Amaral <LDeAmaral@victoria.ca> 

Subject: Re: Telus Building  

  

Thank you for that information Lucas.  

Dale Lovell 

 

On Tue, Aug 18, 2020 at 11:04 AM Lucas De Amaral <LDeAmaral@victoria.ca> wrote: 

Dear Dale, 
 
Thank you for the email, it has been shared with Mayor Helps 
 
The next steps for the project are as follows: 
 

• TELUS and its local community development partner, Aryze Development, plan to initiate a community 
engagement and consultation program related to the TELUS Ocean Project at the end of June 2020. See 
here for more info: https://telusocean.com/outreach 
  

• TELUS plans to submit a land use application to the City’s planning process within the next few months after 
conducting initial public engagement. 

  
When an application is received, you can follow it's progress via the 

City's Development Tracker: https://www.victoria.ca/EN/main/residents/planning-development/development-tracker.html  
  
Thank you for sharing your thoughts with Mayor Helps and the City of Victoria. 

 
Sincerely, 

 
Lucas de Amaral 
Correspondence Coordinator 

 

 

From: Dale Lovell  

Sent: August 13, 2020 8:06 PM 

To: Lisa Helps (Mayor) <LHelps@victoria.ca> 

Subject: Telus Building  

  

Dear Mayor Helps: 
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I am writing to ask you to reject the proposed design of the Telus building on Douglas Street. My biggest concern is the 

effect it will have on the local bird population. The Smithsonian migratory bird center estimates that glass-covered and 

illuminated buildings kill anywhere from a 100 million to a billion birds a year. Birds see the moon or the sun reflected 

in the glass and feel they have a clear flight path before slamming into a solid wall that either kills them outright or 

leaves them fatally injured on the pavement below. Mirrored glass is especially dangerous. 

 

Please consider the negative impact this building design may have on bird species already in serious decline. If council 

decides this project must be approved, at the very least require Telus to follow “best practises” for reducing bird 

collisions. Toronto has been a leader in requiring developers to follow bird-friendly design guidelines. I am including a 

link to a document on the city web site. 

 

https://www.toronto.ca/wp-content/uploads/2017/08/8d1c-Bird-Friendly-Best-Practices-Glass.pdf    

 

Thank you for your attention. 

Dale Lovell 
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Richard Elliott

From: DMcNally 

Sent: August 20, 2020 10:11 AM

To: Victoria Mayor and Council

Subject: Telus Building, glass, bird deaths

Mayor Helps and Council: 
 
The proposal for the new Telus building is lovely. 
But that aesthetic appeal is negated by the numbers of birds 
who will be killed by flying into it. 
 
The Fatal Light Awareness Program and the City of Toronto  
have worked together to come up with solutions. 
 
Please read, and demand the needed changes to this building. 
 
https://www.toronto.ca/wp-content/uploads/2017/08/8d1c-Bird-Friendly-Best-Practices-Glass.pdf 
 
Diane  McNally 
353 A Linden Avenue 
Victoria 
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Richard Elliott

From: Lia Fraser 

Sent: August 20, 2020 8:16 AM

To: Victoria Mayor and Council

Subject: Telus Tower

After reading a letter in the Times Colonist today about the proposed Telus Ocean building with a 
glass wall and how it will kill unsuspecting birds, I am requesting that you ask Telus to go back to the 
drawing board and eliminate the glass wall. It would be an act of compassion towards to the birds, 
who cannot speak for themselves. 
  
Lia Fraser 
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Richard Elliott

From: kelly barbin 

Sent: August 21, 2020 8:14 AM

To: Victoria Mayor and Council

Subject: Design for proposed Telus Ocean building

Hello Mayor and Council 

I am writing today regarding the design of the Telus Ocean building, in hopes you are aware, and considering bird 

friendly design on all new buildings. 

This Telus Ocean building appears to be deadly for birds with a very large amount of reflecting glass Please consider the 

evidence of large bird deaths with glass buildings and be leaders in innovative bird friendly design Thank you all for your 

hard work and dedication to our city, you are appreciated! 

Warmly 

Kelly Barbin and family 

District of Highlands  BC 

 

 

Sent from my iPhone 
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The City of Toronto would like to thank the following for their assistance in developing  
the Bird-Friendly Best Practices • Glass:

John Robert Carley, Architect Incorporated
Fatal Light Awareness Program (FLAP Canada)
Daniel Klem Jr., Professor,  
 Department of Biology Muhlenberg College, Allentown, Pennsylvania
Alison Lapp
Bailey Bradshaw
Hannah del Rosario
Joseph Hong
Photographs and artwork used with permission.

Illustrations and photographs provided by:  
Gabriel Guillen; John Robert Carley, Architect Incorporated;   
Fatal Light Awareness Program (FLAP Canada); Barry Kent MacKay;   
Alison Lapp;  Hannah del Rosario; Daniel Woolfson; Tim Hoeflich; 
Karen Jiang; Alan Filipuzzi, Carol L. Edwards  
Front cover: Toronto waterfront illustration by Monika Hoxha 
           Bird Layout by FLAP Canada
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Copyright   July 2016, City of Toronto©
Published by: City of Toronto, City Planning
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We have the opportunity to construct well-designed buildings that are also bird-friendly...

Ryerson Student Learning Centre
The glass exterior of the Ryerson University Student Centre incorporates 
strong visual markers, making it bird-friendly. 

Design by: Zeidler Partnership Architects and Snøhetta

Photo: Lorne Bridgman

Picasso Condominium 
The exterior envelope of the Picasso Condominium Building is only 43 percent 
glazing as compared to the typical condominium in Toronto which may  
include upwards of 70 percent glass. The building’s facade was designed to 
achieve higher levels of energy performance by reducing the area of exterior 
glazing, with the co-benefit of a significantly more bird-friendly design.

Design by: Teeple Architects Inc.

Rendering by: Teeple Architects Inc.
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What Is The Problem?  Dead Birds 
Recent estimates suggest that about 25 million birds die each year from 
window collisions in Canada. A disproportionately high number of these 
fatalities occur in Toronto due to its location adjacent to Lake Ontario; 
at the confluence of the Atlantic and Mississippi Migratory Flyways, and 
to the fact that it contains one-third of all tall buildings in Canada. Bird 
mortality is disproportionately higher at mid-rise and high-rise buildings, 
which are concentrated in urban areas such as Toronto. 
Despite the extreme scale of the problem, there are solutions available 
today that can reduce bird mortality without sacrificing architectural 
standards.

North American Migratory Flyways.
Image: City of Toronto

A dead Common Yellowthroat.
Photo: FLAP Canada





10  Bird-Friendly Best Practices Glass    

Why A Best Practices Manual? 
Since the publication of the Bird-Friendly Development Guidelines in 
2007, great advances have been made in the understanding of bird 
collisions and bird mortality from collisions with buildings. This is a 
topic of ongoing research by the scientific community working in this 
area, and resulting policy development by municipalities in Canada and 
the United States. The Best Practices for Bird-Friendly Glass has been 
developed as a supporting document to the TGS 2014 and elaborates 
upon the original bird-friendly strategies. 

‘Best Practices’ answers many of the most common questions on  
bird-friendly design and provides local examples of strategies used  
to reduce the number of birds that die each year in Toronto.

This document is intended to assist with the understanding of the issues 
and the implementation of the Toronto Green Standard.

Dark-eyed Junco killed by 
colliding with window in 
downtown Toronto.
Photo: Simon Luisi, FLAP Canada
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Ontario Legal Context
In 2011, a prominent development company was prosecuted under 
Ontario’s Environmental Protection Act (EPA) and the federal Species at 
Risk Act (SARA) for bird window strikes at one of its sites in Toronto.
In February 2013, Justice Melvyn Green of the Ontario Court of Justice 
found, beyond a reasonable doubt, that the company was responsible for 
hundreds of bird deaths at its site. Judge Green ultimately acquitted the 
company on the basis that it had exercised due diligence in attempting to 
address the problem by taking measures to install visual markers on the 
most lethal facades of its buildings. However, the case makes it clear that 
owners or managers of buildings whose design results in death or injury  
to birds could be found guilty of an offence if they fail to take all reasonable 
preventative measures.
The judge’s ruling found that the reflected light discharged from the 
building was a “contaminant” under the EPA. Owners and managers of 
buildings whose windows reflect light as a contaminant are violating s.14 
of the EPA, as well as s. 32 of the SARA where death or injury occurs to a 
species at risk. In summary, it is now an offence under Ontario’s EPA and 
the federal SARA for a building to emit reflected light that kills or injures 
birds.
The issue of bird deaths and injuries caused by collisions with building 
glass due to reflected light is now in the judicial realm. Therefore, it is 
important and prudent for architects, engineers, developers and owners 
to adhere to current best practices to prevent these collisions and to 
demonstrate that all reasonable preventive measures have been taken.

Black-capped Chickadees killed at 
a two-storey building one morning in 2010.

Photo: FLAP Canada
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Light
Migratory birds are unable to adapt to the urban environment. It has 
been observed that many have evolved to travel at night when they 
are safer from predators; and the cooler temperatures enable them to 
expend less energy. To find their way during these flyovers, birds use 
natural cues including the moon and stars to navigate. Light emanating 
from urban areas obscures these natural cues, which disorients and 
confuses the migrating birds. Light attracts them into the unfamiliar 
urban environment where they subsequently get trapped, hence the term 
“fatal light attraction”. Once trapped, birds will attempt to take shelter in 
whatever habitat they can find.

Glass
The urban environment contains a number of hazards to birds, many 
of which are common and hard to avoid. Unlike humans, birds cannot 
perceive images reflected in glass as reflections and will fly into windows 
that appear to be trees or sky. Clear glass also poses a danger as birds 
have no natural ability to perceive clear glass as a solid object. Birds will 
strike clear glass while attempting to reach habitat and sky seen through 
corridors, windows positioned opposite each other in a room, ground 
floor lobbies, glass balconies or glass corners. The impact of striking a 
reflective or clear window in full flight often results in death. 
Experiments suggest that bird collisions with windows are indiscriminate. 
They can occur anywhere, at any time, day or night, year-round, across 
urban and rural landscapes, affecting migratory, resident, young, old, 
large, small, male and female birds.

The clear glass corner of this building in downtown Toronto poses a  
lethal threat to birds.
Photo: Hanna del Rosario



Bird-Friendly Best Practices  Glass  15

Why is the Problem getting Worse?

Growth of Cities

The upward and outward growth of urban areas around the world has both 
degraded the quality of existing natural habitat and increased the number 
of hazards found in cities. As human activity encroaches on shorelines, 
wetlands, ravines and meadows, stopover locations for migrating birds 
are becoming smaller and more fragmented. Urban intensification also 
brings larger and taller buildings that increase the number of obstacles for 
migrating birds.

Expanded Use of Glass in Architecture

The amount of glass in a building is the strongest predictor of how 
dangerous it is to birds. As changes in production and construction 
techniques facilitated the greater use of glass, cities have become more 
dangerous for birds to navigate through.
The development of the curtain wall system and the invention of the 
float glass technique led directly to the expanded use of glass in modern 
architecture.
Today it is now common to see buildings with the appearance of complete 
glass exteriors. The increase of curtain wall and window wall glazing, 
as well as picture windows on private homes, has in turn increased the 
incidence of bird collisions. Today, the vast majority of Toronto’s new 
mid to high rise buildings contain more than 60 percent glass. Historic 
masonry structures, with their “punched” windows, used less glass area per 
facade, and the glass itself, by necessity of manufacture and transportation, 
was divided into panes by muntins. Further, operating windows frequently 
had exterior insect screens, rendering them completely bird-friendly.

Photo: FLAP Canada

 Old City Hall
 Image: City of Toronto
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Properties of Glass
Glass can appear very differently 
depending on a number of factors, 
including how it is fabricated, the 
angle at which it is viewed, and the 
difference between exterior and 
interior light levels. Combinations of 
these factors can cause glass to look 
like a mirror or dark passageway, or 
to be completely invisible. Humans 
do not actually “see” most glass, but 
are cued by context such as mullions, 
roofs or doors. Birds, however, do 
not perceive right angles and other  
architectural signals as indicators of 
obstacles or artificial environments. Photo: Hannah del Rosario

Transparency
Birds strike transparent windows as they attempt to access potential 
perches, plants, food or water sources, and other lures seen through the 
glass. Glass “skywalks” connecting buildings, glass walls around planted 
atria, windows that form glass corners and exterior glass guardrails or 
walkway dividers are dangerous because birds perceive an unobstructed 
route to the other side.

Reflection
Viewed from outside, transparent glass on buildings is often highly 
reflective. Almost every type of architectural glass, under the right 
conditions, reflects the sky, clouds, or nearby habitat and appears 
familiar and is attractive to birds. When birds try to fly to the reflected 
habitat, they hit the glass. Reflected vegetation is the most dangerous, 
but birds also attempt to fly past reflected buildings or through reflected 
passageways.

Photo: John Carley

Photo: Gabriel GuillenPhoto: Gabriel Guillen

Black Hole or Passage Effect
Birds often fly through small 
gaps, such as spaces between 
leaves or branches, nest cavities, 
or other small openings. In 
some light, glass can appear 
black, creating the appearance 
of a cavity or “passage” through 
which birds try to fly. 

Photo: Gabriel Guillen
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Building Features that Influence Bird Collisions
Untreated glass is responsible for virtually all bird collisions with 
buildings. The relative threat posed by a particular building depends 
significantly on the amount of exterior glass, as well as the type of glass 
used, and the presence of glass “design traps”. In a study based on data 
from Manhattan, New York, Dr. Daniel Klem found that a 10 percent 
increase in the area of reflective and transparent glass on a building 
facade correlated with a 19 percent increase in the number of fatal 
collisions in the spring and a 32 percent increase in fall.

Type of Glass
The type of glass used in a building is a significant component of its 
danger to birds. Mirrored glass is often used to make a building “blend” 

into an area by reflecting its 
surroundings. Unfortunately, 
this makes those buildings 
especially deadly to birds. 
Mirrored glass is reflective 
at all times of day, and birds 
mistake reflections of sky, 
trees, and other habitat 
features for reality. Many of 
Toronto’s most hazardous 
buildings include mirrored 
glass. Non-mirrored glass 
can be highly reflective at 
one time, and at others, 
appear transparent or dark, 
depending on time of day, 
weather, angle of view, 
and other variables. Low-
reflection glass may be less 
hazardous in some situations, 
but does not actively deter 
birds and can create a 
“passage effect,” appearing as 
a dark void that can be flown 
through.

Photo: Hannah del Rosario

Building Size
As building size increases, so 
typically does the amount of glass, 
making larger buildings more of 
a threat. It is generally accepted 
that the lower stories of buildings 
are the most dangerous because 
they are at the same level as trees 
and other landscape features that 
attract birds. However, monitoring 
programs accessing setbacks and 
roofs of tall buildings are finding 
that birds also collide with higher 
levels especially during inclement 
weather at night.

Photo: Gabriel Guillen

Photo: John Carley

Reflected Vegetation
Glass that reflects shrubs and trees causes more collisions than glass that 
reflects pavement or grass. Vegetation around a building will bring more 
birds into its vicinity as reflections of vegetation correlate with more 
collisions. Studies with bird feeders (Klem etal., 1991) have shown that 
collisions will be fatal when birds fly towards glass from more than a few 
feet away.
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Lighting

Interior and exterior building and 
landscape lighting can make a 
significant difference to collision 
rates in any one location. This 
phenomenon is dealt with in detail 
in the “Best Practices for Effective 
Lighting” document.

Photo: Gabriel Guillen
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Building Envelope 
The overall extent of glass on the building facade is a primary focus  
of bird-friendly design and retrofit  methodologies. The risk of bird 
collisions increases as the ratio of glass to solid wall increases. As well as 
contributing to bird collisions, extensive glazed surfaces also contribute 
to glare and reflection, and create unwanted heat gain. A building 
designed with a total window surface area of 25-40 percent relative to the 
entire facade (low window to wall ratio) can reduce fatal bird collisions. 
When coupled with passive solar strategies such as daylighting, the 
design can also provide high-quality light, and help reduce energy use 
for heating and cooling. 

SQ Condominium Building in Alexandra Park 
Rendering of a new residential building designed by Teeple Architects. The 
exterior of Alexandra Park Block 11 is only 3 percent glazing, significantly 
reducing the bird collision hazard posed by this building.
Rendering: Teeple Architects

Design to Eliminate Fly-Through Conditions 
The elimination of potential fly-through conditions in a building will 
help to reduce the potential collision hazards a building presents to 
birds. Glass bridges and walkways, outdoor railings, free-standing glass 
architectural elements and building corners where glass walls or windows 
are perpendicular are dangerous because birds can see through them to sky 
or habitat on the other side.

HOT Condos 
Rendering of a new low-rise residential development designed by Quadrangle 
Architects.
Rendering: Quadrangle Architects
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Awnings and Overhangs 
The design of recessed windows, 
balconies and awnings can add 
both visual cues for birds to avoid, 
as well as reduce the amount of 
visible glass and the corresponding 
collision threat. However, 
awnings and overhangs, and other 
building-integrated structures do 
not completely reduce reflections 
and as such are considered far 
less effective than visual markers 
applied directly to glass.

Photo: City of Toronto

Exterior Screens, Grilles, Shutters and Sunshades
Many buildings that are considered good examples of bird-friendly 
design have achieved this by virtue of incorporating unique architectural 
elements that provide clear visual cues for birds to avoid without 
impacting views from the interior of the building. Decorative facades that 
wrap entire structures can reduce the amount of visible glass and thus the 
threat to birds. Netting, screens, grilles, shutters and exterior shades are 
commonly used elements that can make glass safer for birds. They can be 
retrofitted on an existing building or integrated into the design of a new 
building, and can significantly reduce bird mortality.

Photo: Hannah del Rosario

Photo: John Carley
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Creating Visual Markers:  
Frit, Film and Acid-Etched Patterns
Once the amount of visible glass and high threat features have been 
minimized, the remaining glass must be made bird-friendly. Natural 
features in the wild do not reflect images in the way glass does, rather  
they project ‘visual markers’ to birds, indicating to them that they are 
solid objects to be avoided. There are two means of mitigating the 
danger glass poses to birds. The first and most effective approach is to 
create visual markers. The second and less effective strategy is to mute 
reflections in glass.
Glass can have an image or pattern screened, printed, or applied to the 
glass surface. Ceramic frit and acid-etched patterns are commonly used  
to achieve other design objectives including a reduction in the 
transmission of light and heat, privacy screening or branding. By using 
patterns of various sizes and densities, manufacturers can create any kind 
of image, translucent or opaque. The image in the glass then projects 
enough visual markers to be perceived by birds.
Studies have shown that visual markers spaced at a maximum of  
10 cm apart are effective at deterring bird collisions with glass. The size 
of the visual marker, and spacing between them have been found, by 
testing and observation, to be the most effective at diminishing the risk 
of bird collisions. The denser the pattern, the more effective it becomes 
in appearing as a solid object to birds. The markers must also be high 
contrast. If contrast is subtle to the human eye, it will also be subtle to 
birds.
Only non-reflective glass should be used in combination with ceramic 
frit patterns. The visual markers are most visible on Face 1 (exterior 
surface) of the glass, as they are not obscured by reflections. Face 2 or 
Face 3 applications are of assistance, but are of secondary and diminished 
value. With these parameters, a wide variety of aesthetic solutions are 
possible, enhancing the design of the building.

DIY window film for 
homeowners will provide 
visual markers to glass. 
Photo: FLAP Canada



Photo: John Carley

Photo: MMC Architects

Photo: FLAP Canada

Photo: FLAP Canada

Photo: MMC Architects

Photo: FLAP Canada

Tips for Designing  
Visual Markers 

Select a pattern. 
  
Any design will be effective if  
it meets the following criteria:  

• Ensure the pattern density is 
  10 cm by 10 cm or less; 
• Visual markers must be 
 at least 5 mm in diameter
• Visual markers are applied to  
 low reflectance glass
• Visual markers should be  
  high contrast
• Face 1 (exterior surface) is  
  the most effective surface to  
  deter bird collisions

Acid-etching patterns will provide similar visual markers to 
that of fritted glass. Acid-etched patterns on the first (exterior) 
surface of the glass provide both visual cues and break up any 
reflections on the glass surface.

Exterior bird-friendly films applied directly to the glass are a 
less permanent but similarly effective solution. The lifespan of 
exterior film will be a fraction of the operating life of a building 
and is not recommended for new construction. This type of film 
is most commonly used in retrofit situations.
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Opaque and Translucent Glass
Opaque, etched, stained, and frosted glass, as well as glass block are 
excellent options to reduce or eliminate collisions and are commonly 
used in new construction. Frosted glass is created by acid etching or 
sandblasting the exterior surface of transparent glass. This process 
both reduces the reflectivity of the exterior surface and makes the glass 
translucent, appearing to birds as something to avoid.  An entire surface 
can be frosted, or frosted patterns can be applied. Patterns should be 
applied at a 10 cm by 10 cm spacing. For retrofits, glass can be frosted 
by sandblasting on site. Stained glass is typically seen in relatively small 
areas but can be extremely attractive and is not conducive to collisions. 
Glass block is extremely versatile, can be used as a design detail or 
primary construction material, and is also unlikely to cause collisions.

Photo: FLAP Canada

Illustration: American Bird Conservancy

UV Glass (or similar products) 
Birds have evolved to perceive the ultraviolet (UV) spectrum of 
light. Thus, any glass product that is able to reflect and/or absorb 
UV light would appear solid to a bird but clear to the human eye. 
Several products with this ability are already available. In order 
to be accepted as bird-friendly, a product that makes this claim 
would need to provide demonstrable, third party testing results that
clearly indicate a significant reduction in bird collisions comparable
to acid-etched and/or fritted glass treated to the performance 
measures set out in the 2014 Toronto Green Standard version 2.0.

 
 

Illustration: New York City Audubon

Photo: FLAP Canada

Low Reflectance Glass
As discussed in the preceding sections, mirrored glass is the 
most reflective of all building materials and should be avoided 
in all situations. Lower reflectance glass (less than 15 percent 
reflectance) may reduce collisions in some situations, but does 
not actively deter birds and can create a “see-through” effect. 
Low-reflectance glass on its own is not considered a treatment 
and must be coupled with visual markers to be considered  
bird-friendly.
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Ineffective Strategies
Angled glass 
In the 2007 Bird-Friendly Design 
Guidelines, it was suggested that 
angling glass panes downward 
at 20 to 40 degrees is an effective 
means of deterring bird strikes 
at ground level. Due to the 
architectural challenges involved in 
utilizing this strategy and the lack 
of scientific evidence supporting 
the effectiveness, angled glass is 
no longer accepted as a suitable 
strategy.

Angled Glass is no longer accepted
Illustration: City of Toronto

Blinds
Interior blinds installed behind windows have been used as a means of 
deterring bird collisions on the assumption they provide sufficient visua
markers to make a window appear as a solid object. However, while it is 
possible to require the installation of blinds by a developer through the 
Site Plan process, there is no mechanism to ensure or require that blinds
be utilized by the tenant during the migratory seasons and/or that the 
building owner or manager will require this of their tenants. Due to this 
fact, blinds are not accepted as a suitable strategy.

Blinds not always utilized by tenants
Photo: FLAP Canada

Tinted Glass
There is no definitive evidence that tinted glass has a positive effect 
in reducing bird collisions.  Tinted glass in not an acceptable option 
or strategy for meeting the Toronto Green Standard “Bird Collision 
Deterrence” requirements.

Unacceptable to use Tinted Glass
Photo: FLAP Canada
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Compliance Strategies (TGS Tier 1)

EC 4.1 Bird friendly glazing

Use a combination of the following strategies to treat a minimum of  
85 percent of all exterior glazing within the first 12 m of the building 
above grade (including balcony railings, clear glass corners, parallel glass 
and glazing surrounding interior courtyards and other glass surfaces)

Illustration: John Carley
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Compliance Strategies (TGS Tier 1)

Balcony railings
Treat all glass balcony railings within the first 12 m of the building 
above grade with visual markers provided with a spacing of no greater 
than 100 mm x 100 mm.

Illustration: John Carley
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Compliance Strategies (TGS Tier 1)

Parallel glass
Treat parallel glass at all heights with visual markers at a spacing of no 
greater than 100 mm x 100 mm.

Illustration: John Carley
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Compliance Strategies (TGS Tier 1)
EC 4.2 Rooftop vegetation
Treat the first 4 m of glazing above the feature and a buffer width of at least 
2.5 m on either side of the feature using strategies from EC 4.1

Illustration: John Carley
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Compliance Strategies (TGS Tier 1) 

Low reflectance, opaque materials 
Low reflectance, opaque materials may include spandrel glass with one 
of the following: 

(i) Solid back-painted frit or silicone backing opaque coatings or; 

(ii) Reflective or low-e coatings that have an outside reflectance of 
15% or less. 

Spandrel glass with a reflective or low-e coating that has an outside 
reflectance of greater than 15% should be used in combination with 
other strategies such as visual markers.

Photo: FLAP Canada
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Compliance Strategies (TGS Tier 1)
Building-integrated structures to mute reflections  
on glass surfaces
Building-integrated structures obscure glass from view, mute reflections 
during certain times of the day and provide visual cues for birds to avoid 
an area.   These structures include: opaque awnings, sunshades, exterior 
screens, shutters, grilles and overhangs or balconies that provide shading 
below a projection. A 1:1 ratio of treatment below a projection can be 
assumed to mute reflections. Shade cast by the building or adjacent 
buildings does not obscure glass or provide any visual cues and cannot be 
included as a bird collision deterrence strategy. 

Illustration: John Carley
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Magnitude of Collision Deaths
An alarming number of birds are killed every year due to window 
collisions: an estimated 25 million birds per year in Canada alone 
(Machtans, Wedeles and Bayne, 2013). Canadian data is still very limited 
in terms of recording bird mortality from building collisions. The first 
Canada-wide estimate was produced by Machtans et al. using data from 
houses, low-rise buildings, and tall buildings. 
A benchmark study by Dr. D. Klem Jr. (1990) estimated that each 
building in the United States kills one to ten birds every year. He used 
1986 United States Census data to then estimate a yearly range of  
97.6-975.6 million birds killed. This number has inevitably risen given 
the continuing increase in new construction across North America. 

Sample of collision victims
Photo: FLAP Canada

FLAP (Fatal Light Awareness Program) Canada, a bird conservation 
initiative working to safeguard migratory birds in the built environment 
through education, policy development, research, rescue and 
rehabilitation, has been documenting and collecting bird collision data 
in Toronto and area since 1993. The City of Toronto is a significant area 
of focus for bird-window collisions due to its location at the convergence 
of two migratory flyways and its abundance of low, mid and high-rise 
buildings abutting Lake Ontario (Cusa, Jackson and Mesure, 2015). 
This combination of factors results in a disproportionate number of 
birds being killed at buildings. Data collected by FLAP, however, is only 
based on a limited number of buildings where frequent collisions occur. 
FLAP encourages citizen participation in data collection through its on-
line Mapper tool, found at FLAP website. This allows citizens to input 
information about bird collisions that they witness. The tool helps create 
more conclusive information about bird collisions in Canada and across 
the globe. 

Bird Mapper (Global Bird Impact Recording Database Mapper) 
also known as FLAP Mapper
Image: FLAP Canada
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Patterns of Mortality
Due to the huge impact of buildings on avian mortality it is very difficult  
to track the full extent of bird deaths and accurately interpret this data. 
Wedeles and Pickard (2015) undertook a study to examine factors which 
may impact data collection on bird mortality rates. The study examined 
three issues: the scavenging of birds before they can be collected, the 
efficiency of searchers, and building architecture which may intercept 
falling birds before they reach ground level. The study was conducted 
in downtown Toronto during the spring and fall migration seasons of 
2014. Separate experiments were conducted to study scavenging rate and 
searcher efficiency. Using previously collected birds distributed among 
the survey site, it was found that searchers (FLAP volunteers) found only 
33% of all specimens. It was also found, in a separate survey area, that 55% 
and 53% of birds were scavenged within 8 hours in the spring and fall, 
respectively. Finally, it was estimated that 50% of birds were intercepted by 
buildings so that only half of birds killed by collisions would be found by 
searchers at ground level. Wedeles and Pickard (2015) used these factors 
to estimate that for every 100 birds collected, 752 birds are killed. This has 
huge implications for calculations of bird mortality rates. 

Birds for the study were provided by the Royal Ontario Museum’s 
Ornithology Department. The department maintains a collection of 
birds found by FLAP Canada volunteers each year, which is catalogued 
and used for research as well as bird identification training and public 
awareness campaigns (FLAP, 2016).
Cusa, Jackson, and Mesure (2015) have used data collected in Toronto 
to further understand species-specific patterns of mortality. In one such 
study, conducted during the migratory seasons of 2009 and 2010 (April - 
May, August - October), FLAP volunteers collected data on bird-window 
collisions at three distinct commercial building sites. The study found 
that increased glass cover on buildings and increased natural habitat 
surrounding buildings had an impact on increased bird collisions. They 
also found that certain migratory species appeared to adapt better to 
urbanized areas than others. Different species were found to have higher 
collision rates at the most urbanized downtown site and at the two 
less-developed areas. The finding that predictable bird family clusters 
are more likely to collide with buildings at certain geographical regions 
suggests that future research should consider specific species.  
In the study, bird species with the overall greatest number of collisions 
were the Golden-crowned Kinglet and the White-throated Sparrow. 
FLAP has published a list of the numbers of all bird species collected 
(dead or alive) from 1993 to 2014. The Golden-crowned Kinglet and 
White-throated Sparrow also top this list, along with the Ovenbird, Ruby-
throated Hummingbird, Ruby-crowned kinglet, Dark-eyed Junco, and 
Brown Creeper. To date, twenty four of the species collected by FLAP are 
on the Ontario or federal Species at Risk lists (pers. com. Susan Kranjc, 
February 8, 2015). 

Seasonal mortality 
patterns of FLAP collisions
Image: FLAP Canada
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Birds and Night Time Light Pollution 
Artificial light has long posed a threat to migratory birds, and this threat 
has increased with rapid urbanization in North America. Migratory birds 
use a variety of cues for orientation including the sun, Earth’s magnetic 
field, patterns of stars and the moon, and topography. Evidence suggests 
that visual cues are at least as important, if not more important than cues 
from Earth’s magnetic field, and weather affecting visibility has been 
found to significantly impact the orientation of migratory birds (Evans 
Ogden, 1996). The impact of artificial light on nocturnally migrating 
birds has historically been noted through the impact of lighthouse 
beams, and is now seen much more substantially in urban areas. 
 

In 1997, FLAP and the World Wildlife Fund Canada initiated the Bird 
Friendly Building (BFB) Program to address light pollution from buildings 
and reduce bird mortality. Building managers and tenants of buildings in 
Toronto’s downtown core were educated on bird friendly practices, and 
buildings which committed to applying these practices were given the Bird 
Friendly designation. Sixteen buildings ranging from eight to 72 storeys 
were then monitored between 1997 and 2001 to explore the impacts of 
light emissions on bird mortality. 
Evans Ogden (2002) determined that light emissions do have a significant 
impact on bird mortality. Also, building height was found to be a less 
significant factor. Weather was also considered, and found to have a 
significant impact. Cloud cover and rain in particular were important 
factors in predicting bird mortality. 
Overall, Evans Ogden (2002) found that the BFB program did have a 
statistically significant impact on bird mortality at the buildings studied. 
Surveys conducted with building managers determined that tenant 
awareness programs were the most employed technique in enforcing 
light emission reduction. Computer-controlled lighting systems were also 
employed in many of the buildings. 
Finally, similar to Cusa, Jackson and Mesure (2015), Evans Ogden (2002) 
suggested the need for closer examination of bird species-specific trends. 
The data collected suggested that certain species are at higher risk of 
building collision, and this should be incorporated into future studies and 
programs.

Birds attracted to nighttime light 
emissions at Yonge-Dundas Square.   

Photo: FLAP Canada
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Landscaping and Vegetation
Urban greenery and reflective windows can be a dangerous combination 
for birds. Cusa, Jackson and Mesure (2015) examined landscape within a 
500m radius of study buildings and studied this in a wider geographical 
context. It was predicted that increased glass surface on a building, 
greater tree canopy cover, and open habitats in the landscape would all 
be positively correlated with window collisions. While canopy was not 
strongly correlated, open habitat and reflective glass surface were found to 
be significant contributors to collisions. 
Overall, there was a notable increase in the effect of reflective glass when 
surrounded by vegetation. It was found that the bird species most likely to 
collide with windows in vegetated areas are those which are often found 
in forested habitats and are foliage gleaners (Cusa, Jackson and Mesure, 
2015). This would suggest that birds are drawn to areas with higher 
vegetation, and supports the hypothesis that bird collisions rise with 
increased numbers of birds present in the area.
“Migrant traps” are areas with particularly high numbers of fatalities, 
characterized by certain conditions. Trees over five metres, high ground 
cover and large areas of glass create particularly deadly conditions. Klem 
et al. (2009) studied the vegetation directly adjacent to buildings in 
Manhattan, and found that a ten percent increase in tree height, and ten 
percent increase in the height of vegetation corresponded to a 30% and 
13% increase in collisions in the fall migratory season. 

Vegetation and reflective windows create a hazardous environment for birds.
Image and Photos: FLAP Canada
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Dear Mayor Helps and City of Victoria Councillors  

I am writing to share my concerns about the design of the proposed Telus Ocean building.  The facades 
of reflective glass will pose a major threat to birds because of the high risk of collisions.  Collisions with 
glass kill an estimated one billion birds per year in North America, and are one of the biggest causes of 
death of birds in Canada.  Collisions are thought to be a major reason why North America has lost one 
third of all its birds in the last 50 years, and why many species are severely declining. 

Reflective glass is one of the most dangerous design features to birds, because they see vegetation or 
sky reflected in the glass, and try to fly towards it, only to collide.  Buildings featuring reflective glass 
that are monitored for bird strikes have been recorded killing more than 10,000 birds per year, showing 
that a single building can have a significant effect on bird numbers in the surrounding area.  The 
proximity of this building to large areas of green space like Beacon Hill Park means there are many birds 
in the area who will be at risk of colliding with this building. 

Many cities, such as Toronto and New York City, require new buildings to be designed following 
guidelines that make buildings safe for birds.  I hope that the city of Victoria will consider adopting 
guidelines similar to the Toronto Green Standard to help protect our wildlife.  The architects of the Telus 
Ocean building must be familiar with these guidelines, as the Diamond Schmitt main offices are in 
Toronto and New York City, but have chosen not to follow them for this design.  There are many ways 
buildings can be made bird‐friendly: patterned or frosted glass prevents collisions while also being 
aesthetically pleasing (more information can be found in the attached best‐practices guide for glass put 
out by the City of Toronto).  Reducing the amount of glass in a design helps protect birds, while also 
making buildings more energy efficient, and still allows for plenty of natural light.  When incorporated in 
the design process, making buildings bird‐friendly can be cost‐neutral.  
Given the major emphasis on sustainability in Victoria, I hope bird‐friendly glass is being considered for 
use in this project.  The City of Victoria could ensure that future developments are bird‐friendly by 
adopting bird‐friendly design guidelines as so many other cities have done.  The bird‐friendly building 
movement is gaining momentum, as the federal government and organizations like UBC and UVic work 
to prevent collisions at their buildings.  Legal precedent has been set in Ontario finding property owners 
responsible for the birds who collide with their buildings, most of which are protected under federal 
law.  Birds are increasingly being recognized for the roles they play in our ecosystems, such as insect 
control, and the positive effect their presence has on people’s mental health.  I hope Victoria will require 
this project to make changes to protect birds, and raise the standards for sustainable development to 
include wildlife safety and protecting biodiversity. 

Regards, 

Willow English 

Safe Wings 

 



I find it hard to believe that the City of Victoria is planning to allow Telus to erect a building such 
as described in the Times Colonist of August 7th, 2020. 
This building, as described, will not only be a monstrosity and incongruous in the heart of 
downtown Victoria but will also serve as a death trap for millions of native birds. 
 
When I lived in Toronto, some years ago, I read about a group of volunteers who went 
downtown every morning to pick up the carcasses of dead birds lying at the foot of the glass-
walled highrises;  the birds are attracted to the reflected light at dusk and sunrise and crash into 
the wall, killing themselves.  Do we want this in Victoria? 
 
This is not New York nor Hong Kong;  this is Victoria, a small city on a peninsula at the tip of an 
island;  an idyllic spot on the beautiful west coast of Canada;  we should be fighting to preserve 
this unique environment, not erecting showy skyscrapers;  that is not what the tourists come to 
see. 
 
WAKE UP, PLEASE, VICTORIA! 
 
Val Boswell, Victoria, B.C. 



I am stunned at the proposed Telus Building. Not only is the design unsuitable to Victoria ( I 
concede a matter of taste) but most importantly it is a death trap in the making for birds. I 
would have thought by now that everyone ,especially architects, would be aware of the fact that 
mirrored exteriors are an environmental hazard. Please put a stop to this potential disaster. 
Thank you. 
Sincerely 
Eileen Thomson 
316-4000 Douglas St., 
Victoria, B.C., 
V8X 5K5 



Good Afternoon, 
 
After the number of excellent designs that were turned down at the Northern Junk site - citing 
lack of maintaining the heritage - some of which we thought were beautiful and keeping in 
mind the heritage aspects. We then see a proposed building across the street from Fairmont 
Empress and the Crystal Gardens which is eleven stories and solid glass, as far from a heritage 
building that could be designed. 
 
Do not destroy the heart of Victoria. 
 
Dale & Lisa Klimek 



From: Steven Tuck   
Sent: August 19, 2020 3:57 PM 
To: Miko Betanzo <mbetanzo@victoria.ca> 
Subject: 749/767 Douglas (Telus Ocean) 
 
They need to redesign that building in accordance with existing regulations. I oppose granting any 
variance or rezoning. 
Steven H. Tuck 
1403-788 Humboldt Street 
Victoria, BC V8W 4A2 
 
Sent from Mail for Windows 10 
 
 



From: Sarah Truelson
To: permits@victoria.ca; Development Services email inquiries
Subject: Telus Ocean Development Feedback re: height restriction
Date: August 20, 2020 5:41:58 PM

This letter is to request that the City of Victoria and Telus/Aryze adhere to the current building
height restriction of 45 metres for the new Telus Ocean development. The proposed 11 storey
height is misleading, as the heights of individual floors are substantially higher than those in
surrounding buildings. For an 11 storey building, 45 metres is entirely sufficient; as a
comparison, the 19 storey Hilton Double Tree Hotel is approximately 58 metres in height.

A new building in a neighbourhood ideally complements the surrounding structures. Rather
than adding value to the neighbourhood, the request to build Telus Ocean to 53 or 54 metres
devalues the neighbourhood by obstructing views from several commercial and residential
properties (Marriott, Double Tree, Aria, Astoria, The Falls).

Telus Ocean would have unobstructed views of the Empress Hotel and Victoria Legislature at a
height of 45 metres, and upper floors would have Inner Harbour views (overlooking the
Empress, which is approximately 35 metres in height). The height restriction would still allow
an 11 storey design, and therefore have minimal impact on commercial space/income
potential for the Telus building.

In comparison to commercial tenants in the Telus Ocean building, the loss of view would be
more personally impactful to homeowners who have invested in the neighbourhood, and
financially impactful to hotel owners who rely on views to charge premiums for certain suites.

I appreciate your consideration of this matter.

Sincerely,

Dr. Sarah Truelson
Homeowner in Humbolt Valley



Dear Mayor Helps and Council, 
 
We are residents of The Belvedere, a condominium located at the corner of Humboldt and 
Blanshard Streets, and we have concerns about the Telus Ocean proposal.  
 
If diligent and discerning readers have sufficient patience to wade through the proposal’s hyperbolic 
rhetoric, they are most likely left with only a handful of salient points. These include:  
 

 The City of Victoria clearly needs and wants development of the under-utilized site at the 
south-east corner of Humboldt and Douglas Streets. 

 There are far worse possibilities for the site than the Telus Ocean proposal. A casino is 
merely one example. 

 Based on the sketchy details available, the proposed building may or may not be an 
“architectural icon,” but it would likely make a handsome addition to the neighbourhood 
nonetheless.  

 Telus Ocean appears to be a socially, economically and environmentally worthy multi-million 
dollar proposal which is critically flawed by an inadequate two-bit vehicle access “plan.” 

 According to a Telus Ocean representative at a recent Humboldt Valley Committee meeting, 
“most” traffic headed to Telus Ocean would approach from the north and would turn onto 
Fairfield, turn again onto Penwill (aka Penwell) St. and proceed south to cross Humboldt into 
the development’s underground parking facility. This is wishful thinking. Blanshard Street 
commuters would surely simplify things by turning onto Humboldt, heading west a block and 
turning left into the parking entrance. Why bother with turns onto Fairfield? Why use Penwill 
which, size-wise, is more lane than street and includes a stop sign? And what about traffic 
coming from the south or east? And, finally, what routes will vehicles take when departing 
Telus Ocean? 

 Developers minimize the traffic coming and going to Telus Ocean, while at the same time 
touting the fact that the parking facility will be open all day, seven days a week for 
commuters working in the building as well as clients/customers and the general public.  

 Developers ignore the fact that the building’s loading docks sit adjacent to the parking 
entrance thereby creating a busy and uneasy mix of commuters and delivery trucks servicing 
various building tenants, including, but not limited to, Telus.  

 If Humboldt Street indeed becomes the preferred route to and from Telus Ocean for cars and 
trucks, they will join significant existing traffic flows to and from the neighbourhood’s three 
large condominium buildings, assorted small businesses, including, ominously, a day care 
centre, along with the Marriott and Doubletree Hotels. Garbage and recycling removals 
generate significant additional traffic pressure as large and small bins are retrieved six days 
a week from one or more Humboldt buildings and deposited along the street for eventual 
dumping into enormous garbage trucks. 

 Critically, Humboldt Street has just been converted into a major bike way. Bicyclists now 
enjoy most of the roadway with separate lanes going west and east. Vehicles, meanwhile, 
share a single lane. When oncoming vehicles meet, one is expected to give way to the other 
by pulling to the right into a bike lane and doing so without running over any cyclists. This 
recent and radical change may or may not be a wise one, but exists, nonetheless, unless 
and until unexpected consequences demand a re-think. Into this experimental traffic 
configuration, it seems the City is about to inject, intended or not, a sizeable new cohort of 
large and small vehicles generated by Telus Ocean. Bad idea: conflicting purposes.  

 
Assuming that Telus Ocean is approved (a likely result), City Council needs first to demand that 
Telus Ocean developers apply the same creativity invested in the development’s architecture into 
their design for a realistic vehicle access plan which would prevent Humboldt from descending into a 
chaotic traffic hell, both inconvenient and dangerous for bikes, cars, taxis and trucks.  
 



A simple solution would be to provide vehicle access off Douglas Street. If there is a bylaw 
preventing such a solution, the principals need to think out of the box or, in Telus Ocean jargon, 
provide a “whole systems approach” to solve a building/community problem under a “single deep 
green umbrella.”  
 
Finally, Telus Ocean’s promotional material states that its developers are committed to being “good 
neighbours,” fully transparent in providing and sharing information. Perhaps more rhetoric? We 
emailed Telus Ocean on Aug. 10 asking for a copy of its traffic study. Except for an auto-response 
confirming receipt of our request, we have not heard a peep from Telus Ocean in the three weeks 
since.  
 
Sincerely, 
Ken and Leona Mennell 
306 — 788 Humboldt St., 
Victoria, B.C.  V8W 4A2      
 



From: Ken Mennell
To: Victoria Mayor and Council
Cc: hello@telusocean.com; ; Community Planning email inquiries
Subject: Telus Ocean Proposal
Date: September 2, 2020 12:43:36 PM

Dear Mayor Helps and Council,

We are residents of The Belvedere, a condominium located at the corner of Humboldt and Blanshard
Streets, and we have concerns about the Telus Ocean proposal. 

If diligent and discerning readers have sufficient patience to wade through the proposal’s hyperbolic
rhetoric, they are most likely left with only a handful of salient points. These include: 

The City of Victoria clearly needs and wants development of the under-utilized site at the south-east
corner of Humboldt and Douglas Streets.
There are far worse possibilities for the site than the Telus Ocean proposal. A casino is merely one
example.
Based on the sketchy details available, the proposed building may or may not be an “architectural
icon,” but it would likely make a handsome addition to the neighbourhood nonetheless. 
Telus Ocean appears to be a socially, economically and environmentally worthy multi-million dollar
proposal which is critically flawed by an inadequate two-bit vehicle access “plan.”
According to a Telus Ocean representative at a recent Humboldt Valley Committee meeting, “most”
traffic headed to Telus Ocean would approach from the north and would turn onto Fairfield, turn
again onto Penwill (aka Penwell) St. and proceed south to cross Humboldt into the development’s
underground parking facility. This is wishful thinking. Blanshard Street commuters would surely
simplify things by turning onto Humboldt, heading west a block and turning left into the parking
entrance. Why bother with turns onto Fairfield? Why use Penwill which, size-wise, is more lane than
street and includes a stop sign? And what about traffic coming from the south or east? And, finally,
what routes will vehicles take when departing Telus Ocean?
Developers minimize the traffic coming and going to Telus Ocean, while at the same time touting the
fact that the parking facility will be open all day, seven days a week for commuters working in the
building as well as clients/customers and the general public. 
Developers ignore the fact that the building’s loading docks sit adjacent to the parking entrance
thereby creating a busy and uneasy mix of commuters and delivery trucks servicing various building
tenants, including, but not limited to, Telus. 
If Humboldt Street indeed becomes the preferred route to and from Telus Ocean for cars and trucks,
they will join significant existing traffic flows to and from the neighbourhood’s three large
condominium buildings, assorted small businesses, including, ominously, a day care centre, along
with the Marriott and Doubletree Hotels. Garbage and recycling removals generate significant
additional traffic pressure as large and small bins are retrieved six days a week from one or more
Humboldt buildings and deposited along the street for eventual dumping into enormous garbage
trucks.
Critically, Humboldt Street has just been converted into a major bike way. Bicyclists now enjoy
most of the roadway with separate lanes going west and east. Vehicles, meanwhile, share a single
lane. When oncoming vehicles meet, one is expected to give way to the other by pulling to the right
into a bike lane and doing so without running over any cyclists. This recent and radical change may
or may not be a wise one, but exists, nonetheless, unless and until unexpected consequences demand
a re-think. Into this experimental traffic configuration, it seems the City is about to inject, intended
or not, a sizeable new cohort of large and small vehicles generated by Telus Ocean. Bad idea:
conflicting purposes. 



Assuming that Telus Ocean is approved (a likely result), City Council needs first to demand that Telus
Ocean developers apply the same creativity invested in the development’s architecture into their design for
a realistic vehicle access plan which would prevent Humboldt from descending into a chaotic traffic hell,
both inconvenient and dangerous for bikes, cars, taxis and trucks. 

A simple solution would be to provide vehicle access off Douglas Street. If there is a bylaw preventing such
a solution, the principals need to think out of the box or, in Telus Ocean jargon, provide a “whole systems
approach” to solve a building/community problem under a “single deep green umbrella.” 

Finally, Telus Ocean’s promotional material states that its developers are committed to being “good
neighbours,” fully transparent in providing and sharing information. Perhaps more rhetoric? We emailed
Telus Ocean on Aug. 10 asking for a copy of its traffic study. Except for an auto-response confirming
receipt of our request, we have not heard a peep from Telus Ocean in the three weeks since. 

Sincerely,
Ken and Leona Mennell
306 — 788 Humboldt St.,
Victoria, B.C.  V8W 4A2     

  



Can you please review the issues of height, density and compromise to the 
already present buildings and people represented in the Humboldt Valley. 
  
This is just too big and affects so much of what already is established with 
success. 
  
Sincerely 
  
Charlotte and Robert Cronin 

Owners and residents of the Aria, South Tower 
 



To Mayor and Council, 
  

Telus Ocean has a good design that will complement well this specific location of downtown 
by finally getting rid of this double rental car parking lot that doesn’t fit at all this part of 
downtown. 
The proposed plaza at the south end of the building (next to Crystal Garden) will look much 
better than the current unfinished empty space giving it a real community feeling. 
 
The building will have a positive impact in Victoria downtown landscape and hopefully it will 
become a landmark for generations to come. Not to mention the fact that Telus is bringing 
more new jobs for Victoria community. 
 
I would also like to congratulate City of Victoria for their decision to finally use this piece of 
land and to complete the landscape of new buildings in Humboldt Valley with a well 
thought development.  
 
Please give this project a high priority in order to see this landmark completed as soon as 
possible. 
 
Sincerely, 
Dan 
 



I have several concerns.I believe The Empress, our jewel, will be overpowered by the height 
of the new Telus building. The Empress should shine on our skyline,and not be in 
competition with the height and signage of Telus Ocean.Also, Humboldt must be closed to 
traffic,in front of the Marriott Hotel to car traffic.All Ocean traffic should use penwell.bkies 
only on Humboldt.When one considers morning and evening rush hours,with car traffic and 
bikes going both ways on a single lane for cars,an accident is inevitable. Three are three 
apartment buildings between Blanchard and Douglas as well as the Marriott...what a mess 
At rush hour! Bikes only,please,going both ways at rush hour,giving the hotel and three 
apartments a fighting chance to come and go at rush hour. Bear in mind that one way lane 
traffic still has to deal with bkies in both directions! Seriouly, this is madness to consider 
anything less! Thank you,Melanie RObb 



Hi all, 
As a resident of Victoria, I wish to voice my concern for the size of the proposed TELUS 
Ocean building. 
 
It's a beautiful corner which deserves a beautiful building, and the current design is certainly 
striking. 
 
Nevertheless, it is simply too big.  
It exceeds current guidelines for this area/corner, and I figure that it can do its job by fitting 
into those guidelines, eg without having to add additional size to an already generous 
allotment. 
 
I hope council will consider allowing TELUS to build within current guidelines only. 
 
Warm Regards,  
 
Ron Proulx   
31 Oswego St., Victoria, BC V8V 2A7 
 



To the City of Victoria Mayor and Council,  
We are residents of the Humboldt Valley, living in the Belvedere since 2012.  Over the past 
eight years we have come to understand the neighbourhood including: its residential 
nature; how it acts as a border between downtown Victoria and the other residential 
neighbourhoods of both James Bay and Cook St Village; and, how it contributes important 
residential population density for a vibrant downtown. 
 
We believe that these important residentially-related characteristics of the Humboldt Valley 
neighbourhood must be considered with respect to theTelus Ocean Development proposal.  
 
Specifically the size of the building is too big: 
1.  It will overwhelm the human scale of developments that have currently been 
achieved.  For example, the building proportions and heights that increase as one moves 
east on Humboldt Street and away from the Inner Harbour are currently proportionate to 
both the Fairmont Empress Hotel and the Provincial Legislature - the most significant 
buildings in the area.  The proposed Telus Building will detract from both of these iconic 
buildings and will undermine the critical balance that has been achieved by City Planners 
and elected officials up until this time.  
 
2.  Will negatively impact the quality of life: In being built on Douglas and Humboldt 
streets, the exact border between downtown businesses and a significant urban residential 
neighbourhood, the Telus Ocean Development proposal needs to address issues and 
demonstrate how they will eliminate unnecessary nighttime lighting such as a lit-up 
sign,  television advertising screens, and overall building lights as well the minimize the 
extent to which the building shadow will darken Humboldt Street during the day and 
evening. 
 
In order to address these concerns we urge TELUS Ocean to: 

  Reduce the height to the 45m allowed in the current zoning, decreasing the 
proposed density in the process. That would also protect the Empress from being 
overshadowed and prevent a corporate logo from piggybacking on its roofline. 

  Give more priority to the public south plaza by cutting back the second “prow” that 
extends over that plaza. This would respect the high traffic pedestrian crossing 
connecting the Victoria Conference Centre and the Crystal Garden. In the process, 
that would make the building better mirror the kite shape of its lot and reduce 
slightly the massive expanse of the walls. 

 Consider any other actions that can be implemented that demonstrate consideration 
of the residential nature of the neighbourhood into which they hope to implement 
the Development. 



Thank-you for the opportunity to provide input into this development process.  Please 
contact me if you have any questions or require clarification, 
 
Sarah and Peter Cunningham 
Unit #806, Belvedere 

 
 



Dear Mayor and Council, 
I have read Andy Watchtel's response to Telus Ocean proposal and I fully support its 
content. As proposed, the Telus Ocean is too large and would have a negative impact on its 
surroundings. I am in favour of proceeding with a scaled back proposal as per Andy 
Wachtel's conclusions as shown below: 
"TELUS Ocean is too big. It overwhelms the site, the nearby historic buildings, and the 
neighbourhood. But TELUS Ocean can achieve many of its goals to become a downtown 
landmark even at a smaller scale. To this end, we urge TELUS Ocean to: 
• Reduce the height to the 45m allowed in the current zoning, decreasing the proposed 
density in the process. That would also protect the Empress from being 
overshadowed and prevent a corporate logo from piggybacking on its roofline. 
• Give more priority to the public south plaza by cutting back the second “prow” that 
extends over that plaza. This would respect the high traffic pedestrian crossing 
connecting the Victoria Conference Centre and the Crystal Garden. In the process, 
that would make the building better mirror the kite shape of its lot and reduce slightly 
the massive expanse of the walls." 
Regards, 
Tom Kovacs 
 



Dear Mayor and Council 
 
I am writing to ask that you do not approve of the present plan for the Telus Ocean 
Development.  One of the major  responsibilities of the mayor and council is to protect 
Victoria and ensure that it remains the outstanding city with historic features that make us 
unique.  
 
The proposal by Telus for the Telus Ocean building on the corner of Douglas and Humboldt 
will negatively impact the downtown historic area that it is located in.  This area has the 
landmark Empress Hotel and the historic Crystal Gardens, two of Victoria's remarkable 
historic buildings. This area has been zoned to protect those buildings as well as the entire 
area in which this land is located. While a development on this land is inevitable, it is the 
responsibility of the mayor and the council to ensure that this development is within the 
current zoning as this was established to protect the integrity of the area.  
 
  The TELUS Ocean is too big. It overwhelms the site, the nearby historic buildings, and the 
neighbourhood. TELUS Ocean can achieve many of its goals to become a downtown 
landmark even at a smaller scale.  
 
I urge TELUS Ocean to:  
• Reduce the height to the 43m allowed in the current zoning, decreasing the proposed 
density in the process. That would also protect the Empress from being overshadowed and 
prevent a corporate logo from piggybacking on its roofline.  
• Give more priority to the public south plaza by cutting back the second “prow” that 
extends over that plaza. This would respect the high traffic pedestrian crossing connecting 
the Victoria Conference Centre and the Crystal Garden. In the process, that would make the 
building better mirror the kite shape of its lot and reduce slightly the massive expanse of 
the walls.    
 
The mayor and council need to follow the plan that was established for this area and require 
Telus to stay within the limits that are in place for a reason.  Do not allow this over 
development to negatively impact an area of the city that is irreplaceable.  
 
Sincerely  
Diane Chimich 
788 Humboldt St.  
 



Hi There, 
  
I have recently reviewed some information with regards to the Telus Ocean building and although I 
can appreciate the intent of the building I am concerned about its size and setback. I currently own 
a unit at the Aria and my unit directly faces this development. I am requesting the heights and 
setbacks be further reviewed since this will greatly reduce if not completely eliminate, the amount 
of light that enters my unit. 
  
Regards, 
  
Dwight 
 



Dear Mayor and Council, 
 
I should like to add my support to the eminently reasonable report written by Andy Wachtel 
on behalf of the Humboldt Valley Committee. The report is particularly compelling because 
it recognizes the potential contribution of the building to the downtown, despite calling 
attention to the distortions in the proposal and the negative impact of its attempt to go 
beyond zoning regulations.  
 
I can do no better than quote the final words of the report: 
 
TELUS	Ocean	is	too	big.	It	overwhelms	the	site,	the	nearby	historic	buildings,	and	the	
neighbourhood.	But	TELUS	Ocean	can	achieve	many	of	its	goals	to	become	a	downtown	
landmark	even	at	a	smaller	scale.	To	this	end,	we	urge	TELUS	Ocean	to:	 

 Reduce the height to the 45m allowed in the current zoning, decreasing the 
proposed density in the process. That would also protect the Empress from 
being overshadowed and prevent a corporate logo from piggybacking on its 
roofline.  

 Give more priority to the public south plaza by cutting back the second “prow” 
that extends over that plaza. This would respect the high traffic pedestrian 
crossing connecting the Victoria Conference Centre and the Crystal Garden. In 
the process, that would make the building better mirror the kite shape of its lot 
and reduce slightly the massive expanse of the walls.  

I urge Council to require Telus to amend its proposal accordingly.  
 
Yours truly, 
 
Edward Berry 
 





HVC Information Bulletin, September 15, 2020  2  

 

The Downtown Core Area Plan (DCAP), the official Victoria development guide for the 

Downtown, takes this up under Vision:  

4.3. Supporting context-sensitive developments that complement the existing Downtown 

Core Area through siting, orientation, massing, height, setbacks, materials and 

landscaping. (DCAP, p.11) 

TELUS Ocean makes this promise in its design principles: 

TELUS Ocean will be defined by a celebrated, innovative and contemporary building 

design that complements the surrounding community and nearby landmarks like the 

Empress Hotel and Crystal Garden. (TOAB, p20) 

We need to judge that in terms of the proposal presented.  And, if a picture is worth the 

proverbial 1000 words, here is what is being proposed: 

Fig. 1 

 
Picture along Douglas of 11 storey TELUS Ocean (53+M) next to 18 storey Falls condominium.  

Picture along Humboldt of 11 storey TELUS Ocean (53+M) next to 12 storey ARIA condo (37M). 

(from TOAP, pA304) 

How does TELUS Ocean justify this scale as appropriate in the context?   

The TELUS Ocean application refers to the DCAP to provide a policy context and confidently 

interprets that policy to support its plan.  In three paragraphs, TELUS Ocean moves from a 

current zoning of up to 43m in height with a Floor Space Ratio (FSR) or density of 3.0:1 to a  
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rationale for a much larger building through rezoning.  Let us examine how TELUS Ocean does 

this. 

 

TELUS Ocean claim about number of storeys permitted 

TELUS Ocean suggests that they have license to build up to 15 storeys and are showing 

contextual restraint by only proposing 11. (TOAB, p106) 

The TELUS Ocean site is located within the Core Inner Harbour / Legislative Urban Place 

Designation, which anticipates buildings up to 15 storeys, with densities up to 4:1 

considered in strategic locations. Commercial and office uses are encouraged in this 

district, and local planning has strategically targeted increased height and density along 

Douglas and Yates Streets, in addition to the general strengthening of the Core Business 

area by increasing office capacity. (TOAB, p27) 

Response: The TELUS Ocean site is currently zoned (CA-4) for buildings of up to 43m in height 

and permits commercial, office, and residential uses.  Map 32 in the DCAP (which the TELUS 

Ocean application reproduces on page 29) has an interpretive table next to it which the TELUS 

Ocean application leaves out.  This table shows that buildings of 45m can have up to 15 storeys, 

if they are residential – and up to 11 storeys, if they are commercial.  That is, residential storeys 

are considered to average 3.0m; while commercial stories average 4.1m.  The TELUS Ocean plan 

has an average office floor height of 4.25m and, with a higher first floor and top amenity floors, 

an average storey height of 4.8m overall.  This is what pushes the proposed height of their 11 

storey building to over 53m, about the height of an 18 storey residential tower. 

TELUS Ocean claim about permitted density 

The existing CA-4 zoning has a maximum density of 3.0:1.  The OCP allows for increased density 

up to 4.0:1 in strategic locations. (TOAB, p27, referencing OCP, p42).  TELUS Ocean doesn’t 

belabour this point, however, because they want much higher densities than that, arguing that 

the current zoning “does not contemplate the advanced building design features proposed by 

the TELUS Ocean development vision”. (TOAB, p106)  

Response: TELUS Ocean could make an argument for this being a strategic location and seek a 

variance to build up to 4.0:1 but that isn’t the goal.  Why the particular “advanced building 

design features” merit increased density is not made clear. 

TELUS Ocean claim about greater height and higher density 

The TELUS Ocean is just adjacent to the area where densities of 6.0:1 are permitted.  The 

TELUS Ocean should be allowed to “support the area” with a similar density of 5.6:1. 

(TOAB, p27 & 106)   

Response:  The DCAP indeed allows for increased height and density along the Douglas / 

Blanshard Street corridor, but both height and density ramp up north of Humboldt and east of  
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Douglas, and no transitional zone is implied.  The TELUS Ocean may argue they are close 

enough to this area to take on its zoning but there is nothing in the OCP or DCAP that supports 

this, and as we shall see below, some clear counter-indications. 

 

TELUS Ocean claim about the goal of enhancing the downtown skyline 

A major goal within the DCAP is to enhance the skyline within the Inner Harbour District, 

expressing an “Urban Amphitheatre Concept” by building taller buildings, particularly 

along Douglas Street.  TELUS Ocean is uniquely placed to “complement the Empress 

Hotel, emphasizing its rich detail without diminishing its visual appearance.” (TOAB, p29)  

Response:  As noted above, the Urban Amphitheatre Concept maps show building height 

ramping up north of the TELUS Ocean site but less along Douglas than closer to Blanshard.  In 

fact, two conceptual illustrations in DCAP on these points show that no tall buildings were 

anticipated immediately behind the Empress Hotel (the skyline was already marked by tall 

buildings on the north side of Humboldt and beyond) and the TELUS Ocean site specifically was 

portrayed with a much shorter building. (DCAP, p63 and 88).  In the picture below, reproduced 

from DCAP, note the dark building just to the right of the Empress; this is the TELUS Ocean site.  

Fig. 2 

 
(DCAP, p88) 
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TELUS Ocean claim about enhancing views of the Empress roofline 

TELUS Ocean will provide an improved backdrop for the Empress, a rising roofline that 

mirrors the rising scale of the hotel.  The light coloured glass walls will show off the 

Empress roofline and the building’s southern cut “reduces the building’s bulk as seen 

from the harbour.” (TOAB, p96)  

That concept is illustrated with a line drawing and a photograph taken from Laurel Point with 

TELUS Ocean inserted. (TOAB, p97)   

Response:  The view from Laurel Point is a vantage point from which the impact of a new 

building on the skyline is meant to be tested. (DCAP, 6.187, p94 and Appendix 2)  The photo 

shows a large but fairly bland, light colored façade behind the Empress.   

However, one telling detail contradicts this modest desire to “bolster the visual impact of the 

Empress”.  It is not unusual for an office building to have prominent signage.  The TELUS Ocean, 

a signature building, is shown with signature signage – right over the Empress.  If, as might be 

expected, this will be lit-up after dark, that places a TELUS sign in as prominent a location as any 

corporation might desire. 

Fig. 3 

 
(TOAB, p97) 
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Aspects of a “Landmark” Building 

Accessing the View 

TELUS Ocean consistently interprets DCAP as encouraging or at least giving sanction to a much 

larger building on its site than the zoning provides.  If none of these assertions actually supports 

moving TELUS Ocean in the direction of a higher, denser building, the ambition to build a 

landmark building clearly does.  One mark of that is the remarkable view accessed. 

“Acting as a marker of the southern edge of Victoria’s Downtown, TELUS Ocean will 

boast high-calibre views of both the city and the harbour.” (TOAB, p49)   

Most telling is the beautiful panorama pictured (see TOAB, pages 50-51).  While not captioned, 

it appears to show the view from the south end of the roof deck, with the rooftop of the ARIA 

almost 18 meters below at the bottom left and the roofs of the Empress in the mid distance on 

the right.  Without doubt, an iconic view.   

While it is true that no property owner owns the view, it is clear that building higher than and in 

front of another property is the surest way of capturing it.  In a development application, the 

City always needs to weigh how much advantage can be taken by the new property and what 

concessions it should make to preserve its neighbours’ view corridors.  This proposal 

disproportionately privileges office tower over hotel and residential views. 

Monumental Design 

The TELUS Ocean is described as a “flatiron” design, in reference to the prow that takes the 

corner at Douglas and Humboldt (see the rendering at TOAB, p41).  In fact, we see it is a 

triangle with two equal sides in cross-section, with the long side along Douglas Street and a 

second point at the south plaza.   

This is not a “typical” building design as described in DCAP.  The most significant difference is 

that TELUS Ocean rises to its full height with no setbacks (except for the tiered terraces that 

start at the 5th floor at the south end, i.e., at the 8th floor residential level).  These vertical walls 

define the prow shape that is the building’s identifying feature (as shown in a quick sketch on 

TOAB, p3).  Zoning would require the building wall, after a vertical rise of 10m, be set back by 1 

meter for every 5 meters additional rise.  Relaxation of setback rules permits the monumental 

verticality that TELUS Ocean seeks to achieve. 

TELUS Ocean, as noted, diverges from a flatiron design in having 2 acute points, on the south as 

well as the north end.  That means that while its sheer vertical facades are very prominent, the 

side facing Douglas Street is roughly 40% longer than that up Humboldt - a massive wall indeed.  

Again, a sense of how that dominates the block along Douglas Street can be seen in Figure 1 

above as viewed from the Empress.  It is this face that the architects tried to relieve by making 

the cut alluded to in describing the shortened roofline as viewed from across the harbour.  For  
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anyone facing the building, in the ARIA, the Hilton Doubletree, the Falls, or the Empress, the 

impression, as shown in the many renderings, is massive and pervasive, even from the higher 

floors. 

Orientation and Placement on the Lot 

The lot, shown in various renderings, is a kite shape, with the narrow end at Humboldt and 

Douglas (TOAB, p20).  The building, as described in Big Moves – 2 Reorganize Building Mass to 

Prow (TOAB, p38), was oriented to emphasize its frontages along Douglas and Humboldt and 

especially its dramatic leading edge at the north corner.  TELUS Ocean describes this as “taking 

advantage of its flatiron terminus on one of Victoria’s most prominent intersections.” (TOAB, 

p46)  This has the additional advantage of “doing well by doing good”.  It allows the architects 

to set the building back from the ARIA, and open up a wide throughway in the “Penwell 

Extention” for public realm improvements, while orienting the building most effectively along 

Douglas with the prow at the corner for greatest placemaking impact.  (For example, see the 

rendering on TOAB, pages 42-43.) 

Public Realm 

TELUS Ocean has committed to an ambitious landscaping plan that includes redevelopment of 

the north plaza at the prow (where Humboldt Street has been closed off), along Humboldt 

Street (which TELUS hints may be further redeveloped), up the Penwell Street Extension 

(including the area above the parking ramp), and all of the existing South Plaza. 

The proposal makes some unwarranted claims.  For example, TELUS Ocean says of the north 

plaza at the prow that “a new public plaza is created by closing the northern portion of 

Humboldt Street to vehicular traffic to allow bicycles and pedestrians only.” (TOAB, p55)  

Certainly, at least the nucleus of this plaza already exists by virtue of the City’s bicycle path 

initiative. 

Even so, this is a strength in the development application.  It depends on entering into what 

amounts to a private – public partnership with the City; TELUS Ocean is able to “borrow” a lot 

of public space to enlarge its grounds around the building.  In particular, the “forecourt” in front 

of the main entrance and the plaza beyond the planned restaurant at the south point are 

expansive and enhance the importance of the building (TOAB, p54-61).  If this is to be a true 

shared amenity, it will be crucial that TELUS Ocean make it very comfortable for the public to 

enter and share the space.  

South Plaza 

As noted above, the south plaza is recognized by the City as a Minor Public Open Space (DCAP, 

Map 28, p75), a rare commodity in the Downtown.  The OCP makes a point of “identifying 

strategies to… develop key public amenities, including urban plazas”. (OCP, 6.10.5, p48)  This 

plaza is connected by crosswalk with the Conference Centre and is an important informal 

marshalling ground for events at the Conference Centre and the Crystal Garden.  In that regard,  
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the shape of TELUS Ocean presents a problem.  While the extent to which the corner is 

undercut at ground level helps, the building’s corner overhang looms above the plaza well 

beyond the crosswalk from the Conference Centre.  TELUS Ocean touts this as providing 

“weather protection at...the mid-block pedestrian crossing” (TOAB, p95) but it reads as defining 

private space.   

If this were a conventional building, there would be a requirement next to the plaza to cut back 

and terrace the edge. (DCAP, 6.187, p94).  TELUS Ocean indeed goes in this direction by cutting 

back at its level 5 and tiering up from there.  However, because this starts as a point, this does 

not open up the plaza except perhaps as viewed from a large distance. (See rendering, TOAB, 

p60). 

Again, if this were a conventional building, current zoning would require a side yard setback of 

4.5m.  Instead, the southern point of TELUS Ocean extends right to the property line.  The 

following overhead rendering (Fig. 4) shows how this overhang defines the plaza (at the lower 

right). 

Fig. 4 

 
(TOAB, p48) 
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Conclusion 

TELUS Ocean, like any proposed development, has the right to build on its site in conformity 

with existing zoning and guidelines.  Its neighbours should have anticipated that and framed 

their expectations accordingly.  TELUS Ocean also has the right to apply to go beyond current 

zoning and ask the City for variances.  At that point, however, it is then up to the City to weigh 

competing rights, those of TELUS Ocean to build its vision of a landmark versus its neighbours’ 

desire to retain some of the advantages they have enjoyed.  TELUS Ocean sought to show that 

it has properly taken account of its neighbours and has made appropriate design decisions to 

limit harms.   

However, for many of the people in the neighbourhood most directly confronted with this 

proposed building, that balance has not been achieved.  The mitigations proposed do not 

resolve the problems adequately.  The arguments TELUS Ocean has made to justify its scale are 

self-serving.  Neighbours, who have depended on the City’s official plans, would be completely 

justified in believing that no such massive building could be put on this site.   

TELUS Ocean is too big.  It overwhelms the site, the nearby historic buildings, and the 

neighbourhood.  But TELUS Ocean can achieve many of its goals to become a downtown 

landmark even at a smaller scale.  To this end, we urge TELUS Ocean to: 

• Reduce the height to the 43m allowed in the current zoning, decreasing the proposed 

density in the process.  That would also protect the Empress from being 

overshadowed and prevent a corporate logo from piggybacking on its roofline. 

• Give more priority to the public south plaza by cutting back the second “prow” that 

extends over that plaza.  This would respect the high traffic pedestrian crossing 

connecting the Victoria Conference Centre and the Crystal Garden.  In the process, 

that would make the building better mirror the kite shape of its lot and reduce slightly 

the massive expanse of the walls.   

REFERENCES 

[DCAP]  City of Victoria, Downtown Core Area Plan.  September 2011; updated June 2020.  Accessed from: 

https://www.victoria.ca/assets/Departments/Planning~Development/Community~Planning/Local~Area~Planning/

Downtown~Core~Area~Plan/DTCP_book_web.pdf 

[OCP] City of Victoria, Official Community Plan, July 2012; updated February 27, 2020.  Accessed from:  

https://www.victoria.ca/assets/Departments/Planning~Development/Community~Planning/OCP/Up~to

~date~OCP~and~Design~Guidelines/OCP_WholeBook.pdf 

[TOAB]  TELUS Ocean Application Brief 1.0, July 2020.  Accessed from: 

https://tender.victoria.ca/webapps/ourcity/Prospero/FileDownload.aspx?fileId=45857C200806154258271198&fol

derId=44579C200802102424984245 

[TOAP] TELUS Ocean Application Plans, July 2020.  Accessed from: 

https://tender.victoria.ca/webapps/ourcity/Prospero/FileDownload.aspx?fileId=45857C200806154258302346&fol

derId=44579C200802102424984245 



Dear members of Council, 
  
Re: Telus Ocean development 
  
As a long time resident of the ARIA in Humboldt Valley, I’m concerned about the proposed Telus Ocean 
development next door. As someone who both lives and works in the downtown core, I fully support 
tasteful & sensitive development that promotes the livability of our wonderful city. My concern is that 
the Telus proposal is much too big and would overwhelm surrounding residential buildings as well as 
historic landmarks such as the Empress. Although there has been much fanfare behind the proposal, it 
seems that the developers are attempting to flaunt the existing guidelines for respectful development in 
Victoria. The last thing we need is our neigbourhood turning into another Yaletown. That sort of height 
and density would be completely inappropriate and I strongly oppose the current size of the proposal. I 
respectfully urge Council to require Telus Ocean to scale back the size of the proposed development. 
  
Sincerely, 
Ian Stockdill 
606N – 737 Humboldt St. 
 



Mayor and Council, 
 
My wife and I live in the area and strongly object to the proposed building.  It is too big and too 
high, exceeding height restrictions. There is no reason the building couldn’t be scaled back to 
meet the needs of Telus within the current building regulations. 
 
Higher profits for Telus are not more important than retaining the livability and attraction of this 
central part of Victoria. 
 
Regards, 
 
Jean and Roger Nield 
906-737 Humboldt St. 
Victoria 



Good morning to all of you, 
 
I would like to put on record that although I certainly feel the Telus Ocean 
building is a spectacular looking building, it is simply too tall for the 
neighbourhood. 
 
The Downtown Core Area Plan (which I would assume to carry some clout) does 
not appear to encourage development of this size and the fact that the Telus 
logo would be highly visible above the Empress when looking from Laurel 
Point is very contentious. 
 
Is there some mechanism to prevent highly illuminated signs from being on 
all night? 
 
Telus Ocean seem to be using the public pedestrian and bike plaza area 
(where Humboldt Street has been closed from Douglas) to their own advantage. 
and claiming they will enhance this further ... it is not THEIRS to enhance! 
It is City property - or so I thought! 
 
I do realise Telus have made a lot of concessions to their closest neighbour 
(the Aria, where I live) but the soaring height and sheer mass do appear 
very much out of context with the whole area and the Downtown Core Area 
Plan, as well as the Official Community Plan. 
 
I wish you well in your discussions but hope there will be no change to the 
zoning of this property. 
 
Thank you for reading this. 
 
Sincerely, 
 
Miranda Jones 
South 1006 - 737 Humboldt Street 
Victoria, BC 
V8W 1B1 



Dear Mayor Helps, 
 
The proposed TELUS Ocean Building overwhelms the site, the nearby historic buildings, and the 
neighborhood. However, TELUS Ocean could achieve many of its goals to become a downtown 
landmark even at a smaller scale. 
 
Sincerely, 
 
Martin 



The building dimensions are much to large for the size of the lot. It could fulfill their needs with 
a smaller dimension 
HVC neighbor 
Pat Glover 
708 Burdett 



Hello Mayor and Council 
We're writing to express our concerns about the proposed design for the Telus Ocean 
building 
on the Apex lot at Humboldt and Douglas. 
 
We’re very excited to have a project of this quality coming to this end of Douglas Street, but 
we do have concerns about some aspects of the design. 
 
1.00 
The vision of the Downtown Core Area Plan is to support developments that complement 
the 
existing surroundings, in various ways.  We currently have a great mix of hotels, residential 
towers, unique urban outdoor spaces, and of course the Empress and Crystal Garden. Now 
we have the chance to further enhance this area by adding something complementary to 
the existing surroundings.  
 
2.00 
Our opinion is that the proposed design overwhelms everything around it, and doesn’t 
enhance or complement the important historical buildings nearby. We totally understand  
that the developer and architect are trying to fit as much square footage and height into 
this awkwardly shaped lot as possible, while still trying to design something beautiful 
There’s no question that this is a very tall order. However, we must not treat the needs 
and agenda of the developer as being more important than the existing hotels, residents 
and 
historical architecture nearby. 
 
Telus should be encouraged to stay within the guidelines of the DCAP, specifically with 
respect 
to height (45 metres/11 stories for commercial buildings) and certainly with respect to 
setbacks.  If you 
grant variances on these items, we’ll end up with a massive building which will overpower 
everything 
around it.  The sheer mass, size and shape of their proposed building, although beautifully 
clad,  
isn’t very subtle.  We strongly believe that Telus can design something more graceful within 
the 
guidelines of the DCAP, and still achieve their goal of adding a financially viable landmark 
building to  
this area.  We hope you will challenge them to do so.  
 
Thank you for reading this letter. 
 



Brent and Jennifer Baynton 
S1201 - 737 Humboldt St 
 



Hello,  
 
I am emailing you as a resident of Astoria located at 751 Fairfield Rd. I have recently been 
made aware of the Telus Ocean development, and am extremely concerned for a couple of 
reasons. I have expressed my concern in detail below and hope that you will consider 
ensuring the development of Telus Ocean is scaled back overall.  
 
TELUS Ocean, like any proposed development, has the right to build on its site in conformity 
with existing zoning and guidelines. Its neighbours should have anticipated that and framed 
their expectations accordingly. TELUS Ocean also has the right to apply to go beyond 
current zoning and ask the City for variances. At that point, however, it is then up to the City 
to weighcompeting rights, those of TELUS Ocean to build its vision of a landmark versus its 
neighbours’ desire to retain some of the advantages they have enjoyed. TELUS Ocean 
sought to show that it has properly taken account of its neighbours and has made 
appropriate design decisions to limit harms. However, for many of the people in the 
neighbourhood most directly confronted with this proposed building, that balance has not 
been achieved. The mitigations proposed do not resolve the problems adequately. The 
arguments TELUS Ocean has made to justify its scale are self-serving. Neighbours, who have 
depended on the City’s official plans, would be completely justified in believing that no such 
massive building could be put on this site. 
TELUS Ocean is too big. It overwhelms the site, the nearby historic buildings, and the 
neighbourhood. But TELUS Ocean can achieve many of its goals to become a downtown 
landmark even at a smaller scale. To this end, we urge TELUS Ocean to: 
 
• Reduce the height to the 43m allowed in the current zoning, decreasing the proposed 
density in the process. That would also protect the Empress from being 
overshadowed and prevent a corporate logo from piggybacking on its roofline. 
 
• Give more priority to the public south plaza by cutting back the second “prow” that 
extends over that plaza. This would respect the high traffic pedestrian crossing 
connecting the Victoria Conference Centre and the Crystal Garden. In the process, 
that would make the building better mirror the kite shape of its lot and reduce slightly 
the massive expanse of the walls. 
 
It does not support context-sensitive developments that complement the existing 
Downtown Core Area skyline.  
The view from Laurel Point is a vantage point from which the impact of a new building on 
the skyline is meant to be tested. (DCAP, 6.187, p94 and Appendix 2) The photo shows a 
large but fairly bland, light colored façade behind the Empress. However, one telling detail 
contradicts this modest desire to “bolster the visual impact of the Empress”. It is not unusual 
for an office building to have prominent signage. The TELUS Ocean, a signature building, is 
shown with signature signage – right over the Empress. If, as might be expected, this will be 



lit-up after dark, that places a TELUS sign in as prominent a location as any corporation 
might desire. 
 
It does not support context-sensitive developments that complement the existing 
Downtown Core Area through density 
The existing CA-4 zoning has a maximum density of 3.0:1. The OCP allows for increased 
density 
up to 4.0:1 in strategic locations. However,  TELUS Ocean should be allowed to “support the 
area” with a similar density of 5.6:1. This is unreasonable and they make no claims to why 
this should be supported through their 'advanced building design features'.  
 
It does not support context-sensitive developments that complement the existing 
Downtown 
Core Area through siting, orientation, and height.  
The TELUS Ocean site is currently zoned (CA-4) for buildings of up to 43m in height 
and permits commercial, office, and residential uses. Map 32 in the DCAP (which the TELUS 
Ocean application reproduces on page 29) has an interpretive table next to it which the 
TELUS 
Ocean application leaves out. This table shows that buildings of 45m can have up to 15 
storeys, 
if they are residential – and up to 11 storeys, if they are commercial. That is, residential 
storeys 
are considered to average 3.0m; while commercial stories average 4.1m. The TELUS Ocean 
plan 
has an average office floor height of 4.25m and, with a higher first floor and top amenity 
floors, 
an average storey height of 4.8m overall. This is what pushes the proposed height of their 
11 
storey building to over 53m, about the height of an 18 storey residential tower 
 



I reside at the ARIA (737 Humboldt St.) and attended the community meeting in August. 
The Telus Ocean proposal is a beautiful design, however I do feel it is very ambitious given the size of 
the lot, and the amount of traffic it will bring. 
  
It is very concerning that an estimated 250 vehicles will be trying to navigate Humboldt Street with B.C. 
transit buses, vehicles from the 2 hotels (The Hilton and The Marriott), tour buses, now 2 bicycle lanes 
and let us not forget the regular traffic from residents of The Aria, The Belvedere and The Astoria. 
  
It is surprising to me that the proposed sheer mass of this project and additional traffic flow or lack of it 
are even a consideration. 
This project will effect ALOT of taxpaying citizens who chose to live and thrive in this very short city 
block.  
I am sure that The Telus Ocean can be more creative with their plans going forward and that Victoria 
council and mayor be more sensitive. 
  
Thoughtfully, 
  
K. Kodama 
 



Hello, 
As a resident of the Humboldt valley community it disheartens me to see that Telus intends 
to bring in a structure far taller, and directly on the edge of what are some of the most 
spectacular views the city has to offer. 
As long time renters in the neighbourhood, we will be forced to move, not only due to the 
noise created by the proposed development, but also the change in our view. 
The owner of our suite has voiced similar concerns, saying that the property’s value will be 
so significantly reduced it will have to be sold at a loss. 
Before the proposal, my wife and I were seriously considering buying the strata lot from our 
landlord, but upon finding out about the massive disruption Telus intends to force the 
neighborhood into, im here to tell you that the project cannot go ahead as initially 
described. 
 
Beyond the simple day to day of living beside a noisy hole in the ground, there’s also the 
traffic disruptions, the occlusion of our already limited view, and of course the imminent 
downfall of property values on the north face of the Aria. 
 
I feel the architects plans, while 
appropriately ambitious for the disused site, are overly ambitious for the neighbourhoods 
needs. 
 
Members of our community love living here because we have the views of the hotel, the 
mountains in the west and south, and easy access to our lovely downtown core. 
 
The Telus Ocean project is oversized for the lot, too tall for the surrounding buildings, and 
generally a garish addition to the skyline. 
 
If the project were to be scaled back to a more appropriate height (per floor, and total), and 
if the plaza were to be extended to further lessen the buildings footprint, we could make all 
parties a bit happier. 
 
While there’s no stopping progress, there is a possibility to change the plans before ground 
is broken. 
 
Please take into consideration our communities requests, and make actionable the changes 
our community has requested. 
 
As a community we don’t want a literal shadow cast over the growth we have achieved. 
The decision is in your hands, and I hope you will take our requests into consideration. 

 
Angus Donald Jeffries Durrie 



737 Humboldt 
N703 
V8W1B1 
 



Mayor and Council 
 
The City of Victoria is the centre of greater Victoria and, although we live in Saanich, we spend 
(or spent before the virus) a lot of time "downtown". We know the harbour area well and also 
have friends who live nearby. In that regard, the report of the Humboldt Valley Committee 
concerning the size of the proposed TELUS Ocean development seems very cogent and 
reasonable to us. It would be reassuring to see the Mayor and Council respect the area zoning. 
 
George and Barbara Boer 



Good morning, 
 
There is only one thing to say about the proposed building IT IS TOO BIG! 
 
While I’m sure that in another location this building would be fabulous...in this case however... it 
absolutely DESTROYS and OVERWHELMS our historically established and developed area. 
 
As a local resident, It is my hope that you will reconsider the development of this project. 
 
Yours sincerely, 
 
Christine Corbett 



S905-737 Humboldt St. 
Victoria, BC 
V8W 1B1 
 
September 19, 2020 
 
Dear Mayor and Council: 
 
I am writing as a concerned citizen and property owner in the Aria condo building beside 
the proposed Telus Ocean building. I am dismayed at the overpowering size of the Telus 
Ocean building in its current design. It shall overwhelm the site, nearby historic buildings 
and neighbourhood. 
 
I am asking that Telus Ocean be brought into balance with its surroundings including a 
height reduction to 45 meters as is allowed in the current zoning. I am also requesting a 
limit on the light the building will emit from within and from the exterior signage.  
 
My husband and I were attracted to life in downtown Victoria through the promises made in 
the Official Community Plan. I’m counting on you to take care of our residential needs in the 
Humboldt Valley.  
 
Yours sincerely, 
Deborah Rodger 
 



Hello,  
 
My name is Thomas Park, resident of Humboldt Valley.  
 
I am extremely concerned about the size of Telus Ocean Building. Not only the view it 
blocks but privacy is another bigger issue. Another issue is the building does not suit 
Victoria. Seems like the city planners are unsympathetic to the culture and heritage of 
Victoria. Green space should be available on the ground floor, not on top of the building 
accessible for a few.  
 
I hope the plan can be reconsidered.  
 
Regards, 
 
Thomas 
 



I’ve sat through a presentation on this proposed corporate behemoth and came away with 
two specific conclusions.  
The size, especially the height, is so far over the top in terms of being out of place in the 
proposed location. A structure as tall as proposed is not appropriate for the Humboldt 
valley.  
And the second point is I find TELUS a bit disingenuous in touting it as an 11 story structure, 
both in presentations and in their publications. Their 11 stories equate to a 17 story 
residential structure. They need to be a bit more transparent on this. A building thus size 
simply is out of place for this location.  
And unrelated to my previous comments, I wonder if Telus has considered the long term 
effect of so many employees working at home in the future after the effects of the 
Pandemic have passed. Do we need this much additional office space in a city that will have 
a glut of space moving forward.  
Lastly with all the additional traffic that will naturally ensue, the intersection of Penwell and 
Fairfield, which is already a dangerous one, will only get worse. Even now it’s an accident 
waiting to happen coming up Penwell and turning onto Fairfield(primarily due to the city 
having closed off the Humboldt access to Douglas to accommodate bike lanes!  
I only hope that council considers  these reservations.  
Thank you  
 
Bob Bardagy 
737 Humboldt St, Victoria 
 



To the Mayor & Council, 
 
I wish to strongly propose that the height & size of the new development of the Telus 
Ocean be addressed. 
 
 I realize that the aim of any development is to maximize the size with an view to 
profitability. Hopefully this can be achieved without sacrificing what Victoria prides itself on 
- “The City of Gardens”  “Heritage” come to mind & while we have added a more modern 
flavour to the downtown I am hoping that the proposed building can enhance the area but 
not overwhelm it. The proposed height is definitely overwhelming & the thought of 
travelling south on Douglas to witness a behemoth of a building does not say “welcome to 
Victoria”  
 
Keeping the height of the development the same as the Empress would seem to me to be 
acceptable as opposed to seeing it from the harbour approach which, along with the 
Legislative Building, are our most iconic views.  
 
Respectfully submitted, 
 
Rhya Lornie 
737 Humboldt Street, 
 



Dear Mayor and Council, 
 
I am writing to you to express my concern and present dissatisfaction of the plans for the Telus 
Ocean complex at the corner of Douglas and Humboldt in Downtown Victoria.  The size, scope, 
and the footprint of the current plan is overwhelming and requires planning revisions.  The 
building will capture the essence and destroy the beautiful Victoria skyline’s two iconic 
building:  The Legislature and The Empress Hotel.  The effect on the Empress Hotel will be soul 
destroying for the downtown core. 
 
I am particularly dismayed at the zoning and bylaw abeyances being proposed and historically 
supported by the mayor and city council.  Telus has misled the public by stating the height of 
the buildings in “floors”, providing the illusion that the height will be within a traditional 
dimension, yet each floor is approximately equal to 1.5 floors.  The building requires a height 
reduction to 45 metres, as is allowed in its current zoning.  It really makes me wonder why the 
mayor and city Council have any zoning bylaws at all given their record and history of abeyances 
to any contractor and project developer that requests them.  Everyone recognizes the “game” 
that is being played by developers, i.e., ask for a ridiculous amount, get less, but still get more 
than the zoning regulates.  As a citizen, it is tiresome to observe this chronic gamesmanship and 
its deleterious effects on our beautiful city. 
 
I enjoy living downtown very much, yet recent practices of the mayor and council and plans for 
its future are diminishing the experience considerably.  I really question myself whether I could 
recommend other to live here given the other attractive options in the metro Victoria region. 
 
Regards, 
 
William Rodger, PhD 
South 905 - 737 Humboldt Street 
Victoria, BC 
V8W 1B1 



The proposed TelusOcean building overwhelms a downtown corner, it is too big. 
 
...Telus assumes permission for commercial height and density beyond that anticipated by us, at 
the presentation, 11 vague storeys can be 53 meters. 
 
…the building doesn't complement the surroundings, the Southern prow interferes with a busy 
Douglas St crosswalk and diminishes use of the popular southern plaza. If less dense there 
would not be need to “borrow”public space. 
…who wants to see a Telus sign glowing above the Empress at night from across the harbour? 
 
…with several floors earmarked for rental,where will excess cars park? not everyone bikes or 
buses. 
 
…concerns  for birds being killed against the glass walls. 
 
…concerns for areas being in constant shadow, a hotel all but hidden and the Ocean’s lights on 
all night. 
 
Does Telus know its neighbours, 4 condo buildings, 1 hotel and a soon to be occupied large 
building for the over 55’s.? 
 
Given the unhappy state of our downtown, look at the proposal carefully, consider your 
residential and business taxpayers, scale the size of this building back. 
 
Catherine Campbell 
The Aria, 737 Humboldt St 



To the City of Victoria, 
 

Today I like to send my strong opposition to the 
planned building of the new TELUS building on the 
corner of Humboldt Street and Duglas Street in 
downtown Victoria. 
With this letter I also like to forward several names of 
concerned citizens that disagree with the proposed 
building height. 
 
 

Keith Orton 
Kyle Orton 
Constance Fischer 
Cielieca Fischer 
Cyprus Fischer 
Peter Scholz 
Art Cram 

Robbie Christie 
Gary Christy 
Marianne Sorensen 
Glen Sorensen 
Loretta Fischer 
 
 

If necessary, I will collect their signatures. 
 
 
 

Loretta Fischer 



 
 
1602‐788 Humboldt Street 
Victoria, BC 
Canada V8W 4A2 
 



This is our south view from the 9th floor of the Falls building on Burdett avenue at Douglas. 
Sadly, it seems that within a year or two, we will lose this view. Instead, we will be looking at 
the new Telus building in all it's glass and polished steel glory. Our neighbours the 
Sherwoods have articulated much better than we how inappropriate this building is, an 
office tower smack dab in the middle of a highly populated residential area. Council has 
promoted the idea of living in the downtown core, and we took the bait and bought here 6 
years ago. It hasn't been that easy. Bike lanes and little or no synchronization of traffic 
signals have made navigating through the core difficult and time consuming. Vagrants 
camped on the sidewalks outside of our building, our front "yard", have made us feel 
uneasy, as have the thefts and vandalism in our parking garage. Still, we can come up and 
enjoy our view. We paid quite a high price for our place, and pay high property taxes, and 
strata fees, yet the view helps us forget these expenses, set them aside, after all, we enjoy a 
"million dollar view". For now. We wonder who, in the future when we decide or need to sell, 
will pay for a view of the Telus building? What will this monstrosity do to our property 
values? 
While council dithers over the future developement of the "Northern Junk Buildings" 
because of it's potential negative effect on the neighborhood there, it has allowed Telus to 
slap a huge glass and steel structure, in golf terms, a "chip shot" from hundreds of 
entrenched residents in our area. 
Please reconsider the plan. We deserve better. 
Stephen and Margarita Kishkan  
905 708 Burdett ave  
Victoria.  





To the Mayor and City Council 
Victoria, BC 

  
Telus Ocean Development 
  
Telus has designed a high-rise glass building for downtown Victoria, which they state 
will “anchor” the south end of Douglas Street.  Will the anchor enhance the street profile or 
drag down this residential/tourist area of the city? 
  

1. Does the new Telus Building belong in the centre of a residential/tourist area? 
  
At present the site of the proposed building is a small triangular lot on Douglas Street directly 
across from the Empress Hotel.  It is surrounded by many layers of residential buildings that 
include condominiums and hotels (Figure 1 at end of letter).  All these buildings are used as 
temporary or permanent places for people to sleep, eat and live.  The Victoria City Council has 
approved each of these buildings, thus creating a high density of residents.  There are very few 
businesses in the area except for some restaurants and other small outlets.  Tourist sites are 
abundant .  Each person who bought a condo was attracted by the area, which appeared to be a 
liveable and safe residential zone in which walking and biking were emphasized. 
  
Conclusion:  The Telus proposal is a commercial business building (unlike hotels) that does not 
match any of the residential and tourist structures in the neighbourhood.  It is enormous: too high 
(equivalent to 18 residential storeys) and too wide.  It matches buildings along Douglas Street to 
the North where other high-rise commercial buildings are located, e.g. the Sussex and CIBC 
Buildings.  The  noise, and especially the lights shining into residential living rooms and 
bedrooms at night, are unacceptable.  
  

2. Is the massive North wall of the Telus building fair to the residents of The Falls and 
others? 

  
The proposed Telus Building is designed to fit on a small lot in which the building would come 
very close to the Aria condominium.  To compensate, the architects have designed terraces to 
move the bulk of the new building away from the Aria at upper levels.  Alas, this has resulted in 
a massive wall on the other side of the Telus building across the street from The Falls 
condominium.  Approximately  66 condos in The Falls will lose Southern views not only of the 
Olympic mountains, Victoria landscape and Parliament, but of their main source of light from 
the South and Southwest sky.  Telus responded that the residents of The Falls must have known 
it was coming. We did not! 
  
Conclusion:  The North wall of the proposed Telus Building is inhumane for its immediate 
neighbours, the Falls Condominium and the Hilton Doubletree Hotel.  Humans do not thrive 
when light during the day is removed and artificial light shines in their eyes during the 
night.  Some of the residents already know about this problem; night lights from Nootka Court 
come on when cleaning crews arrive and often the lights remain on all night.   As to the loss of 
views, the Victoria City Council rejected the original design for The Falls Building in which two 
towers of 18 floors each were proposed.  City Council decided that the South Tower of The Falls 



would obscure the view of the Inner Harbour for Vista 18 in the Chateau Victoria Hotel.  The 
Falls had to remove the top five floors of the South Tower.  This seemed to be a fair 
balance.  The last building to be erected does not have a right to arbitrarily obscure its 
neighbour’s views.  
  

3. Is the Northern protrusion (prow) of the Telus Building justified? 
  
The architects of the new Telus Building have designed a very sharp point at the Northern corner 
of the building and included a winter garden behind the glass point.  The aesthetic view is not 
without merit, but the damage to residents in the Falls is profound.  As shown in Fig. 2 (at end of 
letter), the protrusion of the prow above the lobby level extends the building width to almost the 
edge of the property line.  This part of the building will have a great impact in addition to the 
height, in blocking light to the southern balconies and windows in The Falls; views of the 
Parliament and light from the southwest are the only source of light and delight for many owners 
with only a view to the South. 
  
Conclusion:  The sharp protrusion at the North point of the building on Douglas Street  is very 
inefficient in creating inner space.  The winter garden proposed to fit in this space at each level 
would have little appeal from the inside or out.  If this pointed design is set back from Douglas 
Street by 6 feet or more, the light from the Southwest would be greatly improved.  It is a small 
concession for a huge benefit to the neighbours. 
  

4. Does the Telus building need to house unrelated offices in a residential area of the 
city? 

    
Telus has proposed to house 250 of its employees in a modern glass building on Douglas 
Street.  This is a strange request as this area is devoid of high-rise business buildings.  If Telus 
moved even two blocks to the North, they would be in a business office building area.  However, 
they not only propose to house their own employees, but an additional 250 employees that are 
unrelated and simply want to rent office space.  No details are given.  Nothing in their 
presentation booklet suggests how the employees in the new building will do “creative and 
innovative” work.  The building is too expensive to house research projects or start-up 
companies.  The government has just moved a large number of employees out of four stories of 
office space in Nootka Court and into the new James Bay complex behind Parliament.  More 
office space does not appear to be in demand. 
  
Conclusion: The Telus building is inappropriate for this part of the city.  At the least, it should 
be restricted to Telus employees.  This would halve the number of people and offices, which 
would allow the height to be reduced to half, the North protrusion to be set back and the terraces 
to begin lower.  Common sense and fairness are necessary. 
  
Final summary:  The proposed Telus Building is inappropriate for the triangular lot.  The lot is 
too small and is completely surrounded by residential and tourist buildings.  All the advantages 
of the site for Telus in regard to context, transit and views are available either by moving to the 
high-rise commercial district just two or three blocks North or by eliminating the rental 
space.  Finally, a resident of The Falls wisely observed about the Telus development that “This is 



in part a vanity project and the main objective is to have their marquee prominently visible over 
the Victoria core and even loom over the Empress.”  Telus is a welcome and valuable addition to 
Victoria in a context that is less troublesome.  A different site would allow the full design 
without detracting from the Empress. 
  
Thank you for considering this letter. 
  
Sincerely yours, 
  
Nancy and Terry Sherwood 
1005-708 Burdett Avenue 
The Falls 
  
Figure 1. 
  





  
  
  
  
  

 



Dear Mayor and Council, 
 
Our view of the Telus Ocean location is from the Astoria at 751 Fairfield Rd. We presently 
have a view through the lowered portion of the Aria, over the Empress to the Parliament 
buildings. We are concerned about the mass of the Telus Ocean building and its effects not 
just on sightlines, but on the "neighborhood" feel of this site with its access to the Empress 
and Victoria Conference center. We are concerned about the effect of "reflections" on 
largely residential buildings, which has been sited as a concern  of other such facades 
elsewhere in the world. While we understand our personal "view" might be impacted by a 
building on this site, we understood that any new building would be no higher than the 
Aria, given how the site slopes from north to south. 
 
We were recently advised of an analysis of the building project through the Humboldt 
Valley Community and concur with the recommendations of that analysis as follows: 
 
TELUS Ocean is too big. It overwhelms the site, the nearby historic buildings, and the 
neighbourhood. But TELUS Ocean can achieve many of its goals to become a downtown 
landmark even at a smaller scale. To this end, we urge TELUS Ocean to: 
 
• Reduce the height to the 43m allowed in the current zoning, decreasing the proposed 
density in the process. That would also protect the Empress from being 
overshadowed and prevent a corporate logo from piggybacking on its roofline. 
 
• Give more priority to the public south plaza by cutting back the second “prow” that 
extends over that plaza. This would respect the high traffic pedestrian crossing 
connecting the Victoria Conference Centre and the Crystal Garden. In the process, 
that would make the building better mirror the kite shape of its lot and reduce slightly 
the massive expanse of the walls. 
 
Thank you for consideration of our concerns. 
 
Yours truly, 
 
N.Avery 
 



I support the Humboldt Valley Committee's call for downsizing the planned Telus building.  It 
should not overshadow other buildings in the area including the Empress Hotel. 
 

Take care 
Peter 
 



Dear Councillors, 
  
I am writing to express my disappointment that the Victoria City Council has deemed that ignoring 
zoning bylaws is an acceptable procedure in approving a major city project. The Telus Ocean 
development is too large and overpowering for the designated site, and will overwhelm existing 
structures. I urge you to restrict the building height to that dictated by the present bylaw, as measured 
in metres rather than stories. 
  
Sincerely 
Stewart Ballantyne 
788 Humboldt St. 
 



Outlined below are some concerns about/objections to various aspects of the Telus Ocean project 
proposed for the Apex lot at the corner of Douglas and Humboldt Streets.  

 As proposed, the Telus Ocean building will loom over the plaza to the south by the 
Crystal Garden. To avoid stifling this rare public open space, we would like to see:   

o A. the Telus Ocean building cut back and the edge terraced as of the second floor 
(per the DCAP, 6.187, p94); and   

o B. application of the set back requirement of 4.5 meters.   
 (Note: It was hard to get a sense of the “pinching” effect to the south from 

the literature Telus provided us. In some Telus photos the pinching effect 
appears to cease at a level higher than the roofline of the Aria, a 
neighboring residential building with twelve floors. In other Telus photos 
the pinching appears to continue down to about the second or third floor of 
the Telus Ocean building. We understand from other sources that the 
terracing doesn’t start until the eighth floor of the Telus Ocean building. If 
this is so, the Telus Ocean building, which is marketed as a landmark 
project, will not impress, but oppress.)  

 We’re concerned that the Telus Ocean building will reflect light and heat around the 
neighbourhood, to include into our unit in the adjacent residential building, through the 
use of metal and “high-reflectance glass” as well as the mirroring effect on the façade of 
the Telus Ocean building.  

 We’re concerned that light will be beamed into our unit from the Telus Ocean building 
acting as an “alluring lantern at night,” per the Telus marketing literature.  

 We’re concerned about our privacy being violated by individuals having a view into our 
unit from the Telus Ocean building, its terraces/tiers, and its restaurants.  

We’ve forwarded these and other concerns/objections to Telus.  
  
Thank you for your time and consideration.  
  
Sincerely,  
A.M. Lohner  
N501-737 Humboldt St.  
Victoria, BC V8W 1B1  
 



I am writing about the proposed Telus building at the corner of Douglas and Humboldt 
Streets.  While I do appreciate the idea of having a lovely showcase building in our city, I wish 
to  share some concerns I have. 
 
Looking towards the Empress from the Songhees area I was struck again by my concern about 
the huge bulk of this proposed building.  I think it is way over-scale for this location. I could see 
from the other side of the harbour that not only will the building dwarf and spoil the 
Empress  from the rear side, but the front view of the Empress will clearly also be ruined by a 
huge building looming above it. I assume there will also be a large commercial (and probably lit) 
sign showing above the Empress.  I had thought that city plans were to limit height of buildings 
close to the harbour, increasing as the eye went further back, to preserve the look of the 
harbour area itself. Having a building of this size right behind the Empress is just way too much. 
 
Also not to be forgotten is the fact that the Crystal Garden is another beautiful historic building 
which I believe has great tourism value. This importance and attraction would be diminished by 
this huge neighbor. I urge you to consider the importance of preserving the beauty of our inner 
harbour area and the value it has in our important tourism industry. 
 
Not only will the view from the Falls condominium and the Doubletree Inn be severely impacted, 
but the sheer size of this giant will overbear that corner and affect neighbouring buildings to an 
alarming degree. Property values and hotel revenues will be seriously diminished.  I live in one of 
the towers near it, but not Immediately adjacent to it, nor in a location such that a change to my 
own view is a concern. 
 
I also urge you to consider that an already choked Humboldt Street will need redesigning to 
accommodate the increase in traffic. Much of the increased traffic will further stress Humboldt 
and we can’t expect that all additional traffic will use Penwell Street, especially with the very 
difficult stopping area at the top of the hill. We also need to consider how difficult that stop 
would be when the streets get icy. 
 
Thank you for considering my concerns about the development of this corner. 
 
M.F. Kearns 
737 Humboldt Street 
 
 
 
Maureen 



Mayor Helps and Victoria City Councillors, 
 
I hope this finds you well. 
 
The Telus representative fielding questions from Humboldt Valley residents on 5 August was 
pleasant enough.  He politely listened to our points of concern, confusion, and 
frustration.  He shrugged his shoulders and summarily dismissed our objection to having 
our southern view, and daylight, taken away by their proposed extra tall office tower.  He 
also understood that many of the suites on lower floors would entirely lose their view of the 
sky!  He noted that since we are across the street from their building, they owe us no 
consideration.  He was equally polite in noting our concern about the effects of bright lights 
from their offices and their logo.  Again, sorry and good luck.  It seems they do appreciate 
rules and guidelines; when expedient.  He had that extra-confident way about him as he 
described the "proposed" project, and all the "sacrifices" they had made; stopping just short 
of saying "you are welcome".  It almost seemed like he was ticking a PR checklist item on an 
already approved project.  How could it be?  Sure, confusion and disappointment remains 
surrounding the sudden end of the bidding process and no public vetting of the 
options.  But they could not have been given the nod somehow; and they should not 
assume it.  Afterall, you have not approved the project.  
 
My wife and I live in a south facing suite on the 11th floor of the south tower of The 
Falls.  We joyfully selected this neighbourhood and this suite for the many benefits that 
combined into a wonderful (and high priced) choice.  We retired here and hoped to quietly 
enjoy life in this wonderful downtown in peace.  We generally liked the status quo but also 
understood that things could evolve for the greater good of our community even if it has 
some undesired impact on our interests.  That is not the case here. 
 
We watch with great concern the full court press to get you (and city staff) to bow to 
pressure to reinterpret, amend or otherwise torture the governing rules and guidelines into 
sumbission so Telus can raise their corporate flag of ownership to impose over our city's 
historic and elegant downtown.  More than an office building, this arrogant vanity project is 
intended to be a towering commercial billboard erected over us.  Please do not let us and 
our beloved city's downtown drown in the Telus Ocean.  
 
Telus representatives complain that they have made many design compromises and 
sacrificed so much in terms of cost, benefits and utility because of the site's shape and 
size.  Then why force it?  Why force this bull-in-a-china-shop into a bird cage?  Why not 
build on any number of sites available in downtown, along Douglas and in close proximity 
to other office buildings?  
 
Lets not pretend to not know that those design "compromises" are there so that they can 
gain the additional height for prominent placement of their corporate logo (and permanent 



advertisement) over everything else in our downtown.  That is a feature, not a 
concession.  The objective is to hijack, and tower over, the iconic Empress.  The poor 
Empress might become the "T'Empress"!  The rest of us are merely collateral damage.  As 
would be our trust in our representatives. 
 
Again, they can build a few short blocks away, at a lower cost, with higher utility for them 
and greater positive community impact.  But they want you to approve this corporate vanity 
project at this ("challenging") location so that they can permanently impose their brand logo 
on the elegantly inviting views of our downtown skyline.  Their stated objective  has always 
been to have their oversized and incongruent tower and lights prominently visible from sky 
and the harbour.  Will this overbearing billboard be your legacy?  We hope not. 
 
You can do the right thing by disapproving this project.  Or you can pretend that you have 
no choice but to go along and have us and our neighbourhood drown in the Telus Ocean.  
 
If you choose to approve this project, you would cause substantial negative impact on our 
property values, daily use and enjoyment of our homes and neighbourhood, and overall 
quality of life we sought by choosing to live and spend here.  We are your constituents.  We 
are watching.  We will not forget. 
 
Please do not approve the Telus Ocean project at this location. 
 
Respectfully submitted, 
 
Pirooze Khebreh 
1105-708 Burdett Ave 
 



To whom it may concern, 
 
As a resident of the Astoria I share the same concerns as the Humboldt Valley Committee. 
While the my view will not be affected, I am particularly concerned about the noise coming 
from late night parties on the proposed rooftop amenity space...if the space is rented out 
what guarantees will we have that it is governed by the same noise controls that were 
imposed on the Strathcona Hotel outdoor volleyball courts or Bart’s pub as this is a 
primarily residential area. 
 
Another concern relates to traffic. Do we have any indication what will happen when the sun 
reflects off the glass fascade as motorist approach the stop lights at Douglas and 
Burdett? Will the glare pose safety issues in terms of drivers seeing the street lights? 
 
What will happen to traffic patterns during the construction Phase and as a result of traffic 
entering and leaving the underground parkade onto Humboldt? Firstly bus stops will be 
moved during construction. Living on Fairfield/Burdett I already feel like I am living in a bus 
depot with the noise and pollution from the growing number of buses that park outside our 
front door and would hope that the few parking stalls remain in place. 
 
Of greater concern is the unsafe intersection at Burdett/Fairfield and Penwell. A no parking 
zone was established at the blind corner, however it needs repainting and the transit 
drivers need to be reminded that buses cannot park there. With increased traffic coming 
from the TelusOcean building I fear that intersection will become the scene of fatal or near 
fatal crashes as more traffic avoid the choke point on Bellville Street at Douglas and come 
down Fairfield. Then there is the issue of buses turning onto Penwell trying to avoid parked 
cars as vehicles come up the hill. If nothing else a traffic safety study is needed. 
 
Regards 
Anne Kyle-Bartlett 
Astoria 
 



Her Worship Mayor Lisa Helps 
  and Council 
City of Victoria 
Email:    mayor@Victoria.ca 
              councillors@Victoria.ca 
  
Dear Mayor Helps and Council: 
  
We were pleased to hear that Telus is interested in developing the site next to the Aria where we 
live.  However, in reviewing their plans, we have concerns about the size of the building, which 
is overwhelming for the site.  
  
As agreed with our neighbours and the Humboldt Valley Committee, it's imperative to reduce the 
height to the 45m allowed in the current zoning and decreasing the proposed density in the 
process.  This would also protect the Empress from being overshadowed and prevent their 
corporate logo from piggybacking on its roofline.  It would also give more priority to the public 
south plaza by cutting back the second “prow” that extends over it.  This would respect the high 
traffic pedestrian crossing connecting the Victoria Conference Centre and the Crystal Garden and 
in the process, would make the building better mirror the kite shape of its lot and reduce slightly 
the massive expanse of the walls. 
  
Although I am looking forward to the eventual development of the lot next door, I don't wish to 
live in the shadow of a behemoth whose height and signage placement implies ownership of the 
iconic Empress Hotel.  As per Telus' plans every photograph of the Empress from the inner 
harbour will advertise Telus.  Please ensure that the height is reduced as described above.  Thank 
you for your kind assistance.  I look forward to your response. 
  
Sincerely, 
Chantelle Fortin 
  and Shaun Millar 
N904-737 Humboldt St 
  
cc:  Humboldt Valley Committee 
 



September 24, 2020  
  
Dear Mayor Helps and City Councillors, 
  
As a long-time resident in the Humboldt Valley, I am writing to express my personal 
concerns about the proposed TELUS Ocean development in downtown Victoria under 
consideration by city council. 
  
I found the Application Brief 1.0 from TELUS and Aryze to be a beautiful and superficially 
informative document that revealed a number of misleading statements upon careful 
reading. Essentially, while the proposed building is architecturally remarkable, it’s size 
does not fit its location. 
  
While I appreciate TELUS’ architectural efforts to accommodate the buildings nearby, my 
conclusion is that it will look like a very large foot being shoehorned into a small shoe as it 
overwhelms the buildings nearby. This was not my expectation, or the city’s, based on 
Victoria’s current Official Community Plan or Downtown Core Area Plan. 
  
As a resident of the ARIA condominium, I appreciate the Ocean’s setback from the ARIA but 
on every other side the building goes to, or very near, the property line and the crowding 
will be more visually intrusive if the City grants TELUS’ request for a height extension from 
45 to 53 metres. If there is one iconic view of Victoria, I think it is of our harbour with the 
Empress Hotel. Imagining that view at night with the Ocean looming over the Empress with 
its bright TELUS sign dominating the view is very distressing and diminishes city’s our 
brand. Please don’t let that happen! 
  
Finally, although TELUS has conducted a Transportation Impact Study, as a resident of 
Humboldt St, I am doubtful of their conclusions. The access streets of Humboldt and 
Penwell are not wide and already service 2 major hotels and 3 large condominiums. The 
condominium residents and the Ocean occupants will be travelling in opposite directions in 
rush hours and Humboldt St (the wider of the two streets) now has only 1 vehicle lane to 
handle both directions! 
  
I urge you to restrict the Ocean’s height to that currently zoned and to seriously consider 
the traffic implications it presents. Thank you for taking these views into consideration. 
  
Yours truly, 
  
Peter Bonyun 
737 Humboldt St, Unit S707 
 



Greetings ~ 
 
My comments are about the proposed Telus building at Humboldt and Douglas streets. 
 
As a letter writer recently commented in the Times Colonist, this building will definitely affect 
our bird populations: they will be flying into those glass walls. 
 
How can Council seriously contemplate approving the use of so much glass, when in this day 
and age of environmental awareness it is an affront to people who care about the avian world? 
Anyone who appreciates our bird life knows that putting some visuals on windows, closing the 
blinds or simply turning off all lights at night, are recommendations for homeowners and 
businesses. Is the building’s proponent willing to commit to such measures? 
 
Victoria Council goes on about environmental concerns, including ‘Clmate Leadership and 
Environmental Stewardship’ in the 2020 - 2022 Strategic Objectives. I think this includes paying 
attention to the wildlife in our city. We have a thriving birdwatching community here. 
 
Have you given any thought to how the reflection from these walls of glass will affect vehicle 
drivers and cyclists? How does this all-glass design mesh with Green Building standards and 
’sustainable design'? 
 
Clearly your enthusiasm for this building proposal is affected by anticipating both land sale 
income, tech companies and related employment opportunities, and potential extra space for 
VCC use. 
 
I guess you are still thinking of an expansion for the VCC as an economic driver? Given COVID, 
conference and meeting business experts say it is unlikely that such gatherings will occur the 
same way in the future. They will be a hybrid of online and face-to-face interactions. 
Environmental considerations will lessen air travel and virus considerations will deter people 
gathering in large groups, not to mention the organizational cost factors of anti-COVID 
measures. So attendance at conference and meetings will diminish in favour of staying put and 
using online technology. 
 
Further, long ago there was talk of building a pedestrian overpass when the Crystal Garden was 
put into use for VCC events. Has this idea been revisited in light of this proposal? and is it a 
factor in your approving this proposal? The cost probably won't justify the effort. 
 
So, my concern is the use of so much glass in this building oroposal. I don’t think it fits; it is an 
overheight edifice that will noticeably ’stick out’ without enhancing or complimenting its 
neighbours. 
And be a threat to birds. 



 
As for the Aryze proponent comments “Victoria has a heritage-first approach to development” - 
that’s disingenuous. My impression is that this Council pays only lip-service to heritage and 
preservation. Your decision re the Northern Junk buildings will say a lot in this regard. But that’s 
another matter. 
 
Regards, 
Pat McGuire 
Victoria 



Dear Mayor and City Councillors 
 
I am writing to share my concerns about the size of the Telus project 
slated to begin soon. 
 
While I do not have an issue with this building being built, it’s the enormity of height that 
concerns me greatly  
 
I was told it was going to be 12 stories. The actual height would be over 17 stories. Only 
understanding now there is a difference between residential and commercial floor heights.  
I haven’t built either so when I heard 12 stories I believed Telus was   
taking our community into consideration in their plans. This height will destroy views and 
shadow the Falls building, Double tree and the Marriot.  
These buildings and businesses have contributed to Victoria’s tax base for some time now. 
The value of their properties will be greatly  
impacted. 
 
Please do not endorse this plan as it has been presented.  
I ask that you hear our communities wish to keep this Telus building to the height of 12 
(residential) floors. The Telus building should be an add on to our community. With the 
proposed height it is taking away 
from our community, 
 
Many thanks 
Yours respectfully 
Brenda Dean 
751 Fairfield Road 
Victoria  
 



Dear Mayor and City Councillors 
 
I am writing to share my concerns about the size of the Telus project 
slated to begin soon. 
 
While I do not have an issue with this building being built, it’s the enormity of height that 
concerns me greatly  
 
I was told it was going to be 12 stories. The actual height would be over 17 stories. Only 
understanding now there is a difference between residential and commercial floor heights.  
I haven’t built either so when I heard 12 stories I believed Telus was   
taking our community into consideration in their plans. This height will destroy views and 
shadow the Falls building, Double tree and the Marriot.  
These buildings and businesses have contributed to Victoria’s tax base for some time now. 
The value of their properties will be greatly  
impacted. 
 
Please do not endorse this plan as it has been presented.  
I ask that you hear our communities wish to keep this Telus building to the height of 12 
(residential) floors. The Telus building should be an add on to our community. With the 
proposed height it is taking away 
from our community,    Thankyou               V. Dean 751 Fairfield Victoria 
 



Victoria City Council 

September 27 2020 

Re: TELUS Ocean Proposal 

Dear Victoria Council Members: 

I am writing to express my serious concerns about the TELUS Ocean proposal, and 
am urging the City to enforce existing zoning laws and guidelines. This, I believe, 
would require that the size of the allowable TELUS Ocean building be decreased to 
the 43 meters allowed in current zoning laws. I don’t think it is appropriate for this 
neighbourhood or fair to its residents that such a large building be put on the small site 
in which the proposed TELUS Ocean development is proposed. 

I accept that TELUS Ocean has a right to build on its site. However, I think that 
residential owners of nearby properties also have the right and a reasonable 
expectation that building developments will not vary from existing zoning laws and 
guidelines. 

The decision to purchase my home in the Astoria (1704-751 Fairfield Road) last 
autumn (2019) was influenced by the expectation that the City’s official plans would 
be maintained and preserved. This is the biggest purchase of my life and I was hoping 
it would be the final home I own. Before deciding to purchase here, I spent 
considerable time thinking about, waiting and choosing this particular location 
because I love the character of the Humboldt Valley neighborhood. I paid a premium 
to enjoy the view my property affords. However, both the character of the 
neighbourhood and my view of the inner harbour will be fundamentally impaired if 
the proposed TELUS Ocean development proceeds without significant modifications 
to its height. To put the matter bluntly, my husband and I would not have purchased 
this particular property had there been a reasonably foreseeable possibility that such a 
massive building would be erected on the tiny site for which it is proposed, 
particularly when so doing is contrary to existing zoning and guidelines. 

As an owner, I realize I don’t own my view, or have a right to prevent developments 
for which I disapprove. However, it is only reasonable and fair that at the time of 
purchasing my condo in 2019, it would be safe to assume that zoning requirements 
would be enforced and that a plain interpretation of them would be applied for 
subsequent review of proposed developments. Thus, I did not expect the possibility of 
a building of the size TELUS is proposing be constructed on the lot in question. I 
assumed, reasonably, that any future development would be no higher than equivalent 
to a 15 story residential tower. However, the proposal for TELUS Ocean exceeds 



substantially the height that would be reasonably assumed or equated with a 15 story 
residential tower. 

I also assumed that the ‘visage’ or atmosphere of the Humboldt Valley would not be 
radically transformed from a residential area to a commercial area. While I accept the 
role and place of commercial businesses in this neighbourhood, I did not expect there 
would be large commercial 

signage and blazing lights that interfere with our sleep and tranquility. However, If 
TELUS Ocean is permitted to proceed as proposed, contrary to existing zoning laws 
and guidelines, this will not only make it difficult to sleep at night and significantly 
impair my view, but it will also fundamentally detract from the residential quality of 
our neighbourhood. 

At public hearings, TELUS Ocean officials were also promoting the possibility of a 
large screen that would feature public information and other bulletins. This is not in 
keeping with the residential qualities of our neighborhood and I urge the City to block 
this idea, if TELUS desires to proceed with it. 

In closing, I don’t object in principle to the TELUS Ocean building but urge the City 
to require that it conform with current zoning and guidelines and be confined to the 43 
metres allowed in current zoning. This not only protects our view but would also 
protect a landmark Victorian entity – the Empress, from being overshadowed by a 
corporate logo. 

Yours sincerely, 

Janet Hiebert 

1704-751 Fairfield Road 

Victoria 

 
 



Victoria City Council 

September 27 2020 

  

Re:  TELUS Ocean Proposal 

  

Dear Victoria Council Members: 

  

I am writing to oppose the TELUS Ocean application, as currently proposed.  Specifically, I 
am writing to urge City Council to enforce existing zoning laws and guidelines and require 
that the  TELUS Ocean building be no higher than the 43 meters allowed in current zoning 
laws. 

  

I purchased my condo in the Astoria (1704-751 Fairfield Road) in 2019. At the time, I 
believed that my view would not be harmed because existing zoning laws and guidelines 
did not permit buildings as high as the proposed TELUS Ocean development. I realize that 
one’s view is not an absolute right.  But having said that, it is reasonable to assume that 
when you purchase a property, existing guidelines and zoning requirements will not be 
suddenly abandoned.  So I urge Council Members to only approve this application if it is 
consistent with these.  That would require that TELUS Ocean be limited  to 43 meters in 
height.  I wouldn’t have purchased this condo a year ago if the TELUS Ocean building 
existed as the size  proposed in the application. 

  

A change to reduce the size and height of the development will be beneficial to the 
Humboldt Valley, which is predominantly a residential area.  Although commercial 
properties are beneficial, they should not fundamentally impair the character of our 
community.  In addition to the height problem, the proposed footprint of the building is too 
large for the site in which it is proposed. 

  

When you review this application, please consider the fact that for most residential owners 
their homes are the biggest investment they will ever make, and therefore they have a right 



and reasonable expectation that  building developments will not vary from existing zoning 
laws and guidelines if in so doing they detract from existing views and the community feel 
of a residential neighbourhood. 

  

In short, I urge you to ensure that the TELUS Ocean development complies with existing 
rules, and therefore should not be allowed to be any higher than 43 meters. Also, please do 
not allow TELUS Ocean to include a large screen publicizing information and bulletins, as 
mentioned as a possibility in public hearings.  This will lead to light pollution and interfere 
residents’ abilities to sleep. 

  

Yours sincerely, 

  

Wayne Hiebert 

1704-751 Fairfield Road 

Victoria 

 

 
 



Regarding: Telus Ocean 
development 
proposal 
 
 
To: Victoria City Council 
 
Dear City of Victoria Council Members 
 
I have read the extensive report compiled by the Humboldt Valley Committee and 
wholeheartedly concur with their observations and recommendations. 
 
I agree that the Telus proposed building is much to big for that small plot of land. 
To erect a building of that magnitude one would need a property 2-3 times that size. 
Telus is attempting to accommodate the property and make it appear smaller by referring 
to it as “triangular “ etc. 
However in the final analysis it is a humongous building on a very small plot of land. 
 
An analogy would be of a person who wears a size 12 shoe trying to wear a size 8 shoe. 
It could be done but should not be done because permanent foot problems will occur. 
The same holds true for trying to put and over sized building on a small piece of land. 
It can be done but shouldn’t because permanent problems will follow ie: 
...traffic congestion ( Humboldt being a very small, one way street is not designed to 
accommodate the influx of car/foot traffic that a building of that magnitude would bring. 
...the area is already overwhelmed and over populated. Victorians and tourist alike would be 
better served if that small piece of land could be used to reduce stress and create a sense of 
balance and harmony not increase it. 
The existing rules and guidelines by the city have been created to serve all at many levels. I 
trust these will not be broken to serve a few. 
 
Sincerely, and with respect 
A. Frayne 
 



Hello Mayor Helps and Victoria City Councillors, 
 
My husband and I live in south tower of the Falls.  When we bought our home we knew that 
something would eventually be built at the Apex site and that, given the zoning, we might 
lose some of our view to the south and be looking at, or slightly up towards, the roof line of 
the new structure.  
 
The proposed Telus Ocean building is beyond anything we could have imagined in height, 
width, and potential for lighting our home at all hours of the day and night.  It would occupy 
our full southern view; we see neither over it, nor around it.  We would need to crane our 
necks to even see the sky.  We are on a high floor and are fortunate to also have a view to 
the West.  Other units in our building would be impacted even more severely.  It would be 
our constant companion, greeting us in the morning and being the last thing we would see 
at night.   
 
Telus has obviously designed a building whose M.O. is to be visible from the Inner Harbour, 
with the Telus Logo dominating the Empress and the skyline.  To meet those ends, they 
have proposed a hulking structure that would be out of place and substantially change the 
nature of Humboldt Valley.  
 
I urge you to not approve the proposed Telus Ocean building as designed.  If they want a 
billboard, they should put it somewhere else.  Otherwise, they should be a good neighbour 
and build something congruent with the surrounding area. 
 
Best regards, 
Andrea Rolston 
1105-708 Burdett Ave. 
 



Dear Mayor and Council, 
  
I’m writing to you as a concerned resident of 737 Humboldt Street, Unit N309, Victoria V8W 
1B1. 
  
My concern is regarding the potential increased height (to over 53m) as described in the 
Application Brief of the 11 storey TELUS Ocean building, the proposed site of which is located 
within the Core Inner Harbour / Legislative Urban Place Designation, the south end of the 
downtown at Douglas and Humboldt Streets. 
  
The TELUS Ocean site is currently zoned (CA-4) for buildings of up to 45m in height and 
permits commercial, office, and residential uses. Map 32 in the Downtown Core Area Plan, the 
official Victoria development guide for the Downtown (DCAP), has an interpretive table next to it. 
This table shows that buildings of 45m can have up to 15 storeys, if they are residential – and 
up to 11 storeys, if they are commercial. Residential storeys are considered to average 3.0m; 
while commercial stories average 4.1m. 
  
The TELUS Ocean plan has an average office floor height of 4.25m and, with a higher first floor 
and top amenity floors, an average storey height of 4.8m overall. This pushes the proposed 
height of their 11 storey building to over 53m (about the height of an 18 storey residential 
tower). 
  
As a resident living next to this proposed building, I would urge TELUS Ocean to: 
  

 Reduce the height to the 45m allowed in the current zoning, decreasing the proposed 
density in the process. This would also protect the Empress from being overshadowed 
and prevent a corporate logo from piggybacking on its roofline. 

  
 Give more priority to the public south plaza by cutting back the second “prow” that 

extends over that plaza. This would respect the high traffic pedestrian crossing 
connecting the Victoria Conference Centre and the Crystal Garden. In the process, it 
would make the building better mirror the kite shape of its lot and reduce slightly the 
massive expanse of the walls. 
  

Thank you for your prompt attention to this matter. 
  
Sincerely, 
Gary Roberts 
N309-737 Humboldt Street 
Victoria, B.C., V8W 1B1 
 



Letter to the City Council of Victoria 

 Telus Ocean is pitching to build a monstrous building up to 53 meters 
asking permission to deviate from the current height permissions of 45 
meters. The proposed building is an insult to the heritage integrity of our 
downtown. 

The tower would overwhelm the Humboldt Valley Neighborhood with its 
expensive condo buildings, the convention center and the Empress Hotel 
taking away the charm of our neighborhood. Extending the North side of 
the building all the way to the absolute corner of Douglas and Humboldt as 
the building gains in height takes away not only the views of The Falls 
completely but also blocks the sunlight and the sky. 

The proposed Telus Ocean building would irrevocably change the heritage 
landscape. The current character of our city attracts many tourists and 
draws residents to live in the downtown core. 

I trust you will scrutinize all letters and information presented regarding this 
development proposal. 

This evidence should be enough for City Council to send the project 
back for additional rework to only allow 45 meters and design for a 
reasonable set back from the North Corner of the building. 

Developments require public engagement. The Humboldt Valley 
community was not involved in any planning process. The presentation by 
Telus in August informed us that we benefited from the views from our 
condos but knew sooner or later there would be a building. Yes, that is 
correct, however, we could not envision the monstrosity proposed that 
would not only eliminate any view but also block our sunshine and skies 
and face us and the city with a large glass wall and the Telus billboard.  

The city blocked off the Humboldt street for bicycle lanes resulting in 
increased traffic for Burdett Avenue in addition to the already heavy bus 
traffic going up and down our street creating pollution and noise. Now we 
will also be faced with a massive glass wall from the Telus Ocean building. 

It is time the city of Victoria gives some consideration for the residents of 
the Burdett Avenue. 



Many residents of our community support redevelopment, however many 
residents also feel the current proposal represents overdevelopment of the 
site. For these reasons, please return the proposal to the developer to 
ensure meaningful community engagement and exploration of new building 
forms for densification and traffic management. After community 
engagement, an independent review by the Victoria planning commission is 
necessary to create a well-informed urban design that ensures livability and 
integration with our community. 

This decision has too many negative ramifications for our community and 
should not be rushed. More time is required for further community 
consultation and information gathering before a final decision for 
redevelopment is made 

Community residents have been inadequately informed of the proposed 
building. All parties including the developers, elected officials, and the 
public should ensure that this addition to the city contains the best design 
for our neighborhood. 

Accordingly, I urge you to table the Telus Ocean zoning proposal until a 
master plan for this critical site has been completed with meaningful input 
from community members. 

Sincerely 

Irmela and David Clack 

1002-708 Burdett Avenue 

 



Dear Mayor and Council, 

  
I am very disappointed that you are considering allowing Telus to build a monstrosity of a 
building so close to me. I live at #1401 – 751 Fairfield rd., basically across the street from where 
this building is to be built. I walk in this area several times a day to access downtown and the 
inner harbour. 
  
1. The building is too high and overwhelms the site. A corporate logo should not be allowed to 
piggy back over the Empress. We have a beautiful landmark with the Empress and it should not 
be overshadowed. The building must be shorter. 
  
2. Leave more room for pedestrian walking  and reduce overall building size. 
  
3. I am concerned about the amount of traffic on Humbolt street. We already have 3 condos, a 
church and the Marriot Hotel in one block. There is already too much traffic. 
  
4. A glass reflective building is dangerous to birds. We should not be endangering wildlife. Does 
Telus promise to turn off all lights  at night? 
  
Thank you for your attention to this matter. 
  
Sincerely, 
  
Jennifer Walton 
#1401 – 751 Fairfield Rd. 
 

 



Dear Mayor Helps and Council, 

 
As a ling time resident of the Humboldt Valley area, I would like to share with you know my 
feelings about the proposed TELUS Ocean building on the property at the corner of Humboldt 
and Douglas Streets. First of all, let me say that so far, the changes made in the Humboldt Valley 
are all welcome and have been well managed to complement each other nicely.   
 
First of all, the overall size of the building is just simply far too big. If TELUS needs to be 
applying for a variance in height restrictions, it is obvious that they also know it is far too big. 
Having a building of that size and "footprint" towering over everything else in the 
neighbourhood should not be allowed. I am at a loss to understand why the building being taller 
that the world-renowned Empress Hotel and therefore showing off the TELUS logo seems to an 
acceptable to this plan.   
 
Seeing the large number of empty offices that were downtown before the Covid-19 pandemic 
struck and knowing that so many are likely to remain empty for quite some time to come, 
building more office space for rental seems rather unproductive, even for TELUS employees. I 
have a nephew who is a TELUS worker who for several years has done almost all of his work 
from home and now does so all the time. Also, dropping a hint that there might be a Medical 
Clinic included in the plan certainly doesn't take into consideration the costs to said clinic when 
one sees nearby medical offices losing tenants due to high rents.  
 
Another major concern is their claim that all the traffic would come done Penwell Street rather 
than along Humboldt. This is not currently the case and has not been the case since the closure of 
Humboldt St to through traffic. The increased traffic, and noise, especially form service vehicles 
to service such a huge building would not only be a safety issue but a quality-of-life for all 
concerned issue. The City of Victoria has just spent quite a bit of time, effort and money on 
redesigning Humboldt Street ensuring more bicycle paths and the new seating/paly area that is 
well used that the extreme expense of changing all of that new plaza just to accommodate the 
new building doesn't seem to make much sense to me. 
 
The outer shell of this huge building, I believe, will be extremely bright due to reflection. In the 
summer, the refection from the roof of the Crystal Garden is significant and the TELUS building 
will be a huge magnification of that. I believe that green, treed areas including Thunderbird Park 
would be in danger from far too much sunlight reflecting onto it in summer especially. It is also 
likely to be a very serious danger to bird life. The TELUS proposal claim that the night lights 
would be low for plants seems a rather a ridiculous way of saying that yes, lights will be on 
24/7. Even the Parliament Building turns off the lights overnight... 
 
Thanks you for your consideration of this letter, 
 
Best regards, 
Marni Horner 
 



Your Worship and Councillors: 
  
I am writing as a person who lives close to the proposed Telus building to give my concerns about this 
project. I live in the Aria (737 Humboldt), and my unit faces Blanshard and Humboldt. I will not be 
affected directly by the building and its ongoing construction, but am very concerned about the impact 
on construction movements on my immediate area. 
  
In particular, I am concerned about two things: 

1.        Vehicle movements during the 2 or 3 years of construction, and 
2.       Location of the construction worksite. 

  
1.       Vehicle Movements: 

‐          The main access should be on Douglas if at all possible. I think this is feasible as the 
worksite for the nearby Tapestry has tied up a full lane of Belleville for several years, and 
traffic still manages to get by. 
‐          The access should not be on Penwell. This is a short, very steep street which has blind 
corners at both ends. Any trucks coming down Penwell (toward Humboldt) will have to cross 
two bicycle lanes when going across Humboldt, and unless there are new traffic lights (and 
also alert behaviour by bicyclists), truck‐bicycle collisions are inevitable probably with tragic 
results. Trucks going up Penwell will have the same problem crossing Humboldt. They will 
also cause an enormous amount of noise when going uphill to Burdett/Fairfield which will 
disturb almost all local residents, and certainly will impact on the two hotels bordering 
Penwell (the Marriott and the Double Tree). Trucks going uphill would then have to turn, 
with either direction having very poor sitelines (in part as this part of Fairfield is a bus 
stopover area). Cars also tend to speed along the Fairfield‐Burdett part of this road. 
‐          Truck access should not be on Humboldt either. Adding heavy vehicles to the Penwell‐
Blanshard block leading up to Blanshard would be very dangerous – there are several 
parking garage entries, two prominent bike lanes, a daycare, and a service lane along this 
piece of road. Whichever way a truck would then turn at Blanshard would cause problems, 
too: a steep downhill and curve to Belleville in one direction, and a very steep hill with a lot 
of merging traffic heading toward Fort in the other. As well, Humboldt has only recently 
been rebuilt twice (!) in one year, and truck traffic would probably ruin the road. The truck 
noise would affect a large number of strata residents and hotel guests. 

  
2.       Worksite Location: 

‐          This should also be on, or adjacent to Douglas Street. The Belleville‐Humboldt block of 
Douglas is straight and wide with good sitelines, and so could accommodate an area being 
blocked off as a worksite – if Belleville could handle the Tapestry’s worksite, Douglas should 
be able to handle one for Telus. 
‐          The other possible location  (on the closed‐off part of Humboldt near Douglas) would 
not work: it would be too short to accommodate a mix of offices and pull‐up places for 
vehicles, and would not have room for vehicles to turn around. Many local residents would 
be impacted by the noise of vehicles coming or going to such a location, too. 
 
I will not comment on other aspects of the building, except that I am concerned that it is too 
high, and the 'Telus' logo will dominate the view from the harbour. 
 
I hope you will seriously consider these concerns. 



 
Sincerely, 
 
Paul Harker 

 



I agree with the following and have added three additional points: 
•                    Reduce the height to the 45m allowed in the current zoning, decreasing the proposed 
density in the process. That would also protect the Empress from being overshadowed and 
prevent a corporate logo from piggybacking on its roofline. 
•                    Give more priority to the public south plaza by cutting back the second “prow” that 
extends over that plaza. This would respect the high traffic pedestrian crossing connecting the 
Victoria Conference Centre and the Crystal Garden. In the process, that would make the 
building better mirror the kite shape of its lot and reduce slightly the massive expanse of the 
walls.  Build only to the lot line on the south side as the “prow” encroaches on the Aria 
Condominium building & the personal enjoyment of tenants living on the north side of the 
building. 
•                    Delete the vertical south east facing graphic as this will take over any view enjoyment 
that the Aria tenants have currently. 
•                    Make mandatory, in the Telus tenants lease that all office lights on the south side of the 
building, facing the Aria’s north side, are to be shut off from 6pm. through 6am. 7/24.  
•                    To assist in eliminating traffic gridlock; 
As the traffic pattern has been altered on Humboldt Street; so should a strict enforceable traffic 
patterns be put in place for all traffic entering and existing the Telus Ocean Parking Garage 
  
  
Regards 
  

             Sally Talbot, 
               737 Humboldt Street, 
               Victoria, BC., V4W1B1 
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The Downtown Core Area Plan (DCAP), the official Victoria development guide for the 

Downtown, takes this up under Vision:  

4.3. Supporting context-sensitive developments that complement the existing Downtown 

Core Area through siting, orientation, massing, height, setbacks, materials and 

landscaping. (DCAP, p.11) 

TELUS Ocean makes this promise in its design principles: 

TELUS Ocean will be defined by a celebrated, innovative and contemporary building 

design that complements the surrounding community and nearby landmarks like the 

Empress Hotel and Crystal Garden. (TOAB, p20) 

We need to judge that in terms of the proposal presented.  And, if a picture is worth the 

proverbial 1000 words, here is what is being proposed: 

Fig. 1 

 
Picture along Douglas of 11 storey TELUS Ocean (53+M) next to 18 storey Falls condominium.  

Picture along Humboldt of 11 storey TELUS Ocean (53+M) next to 12 storey ARIA condo (37M). 

(from TOAP, pA304) 

How does TELUS Ocean justify this scale as appropriate in the context?   

The TELUS Ocean application refers to the DCAP to provide a policy context and confidently 

interprets that policy to support its plan.  In three paragraphs, TELUS Ocean moves from a 

current zoning of up to 45m in height with a Floor Space Ratio (FSR) or density of 3.0:1 to a 

rationale for a much larger building through rezoning.  Let us examine how TELUS Ocean does 

this. 
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TELUS Ocean claim about number of storeys permitted 

TELUS Ocean suggests that they have license to build up to 15 storeys and are showing 

contextual restraint by only proposing 11. (TOAB, p106) 

The TELUS Ocean site is located within the Core Inner Harbour / Legislative Urban Place 

Designation, which anticipates buildings up to 15 storeys, with densities up to 4:1 

considered in strategic locations. Commercial and office uses are encouraged in this 

district, and local planning has strategically targeted increased height and density along 

Douglas and Yates Streets, in addition to the general strengthening of the Core Business 

area by increasing office capacity. (TOAB, p27) 

Response: The TELUS Ocean site is currently zoned (CA-4) for buildings of up to 45m in height 

and permits commercial, office, and residential uses.  Map 32 in the DCAP (which the TELUS 

Ocean application reproduces on page 29) has an interpretive table next to it which the TELUS 

Ocean application leaves out.  This table shows that buildings of 45m can have up to 15 storeys, 

if they are residential – and up to 11 storeys, if they are commercial.  That is, residential storeys 

are considered to average 3.0m; while commercial stories average 4.1m.  The TELUS Ocean plan 

has an average office floor height of 4.25m and, with a higher first floor and top amenity floors, 

an average storey height of 4.8m overall.  This is what pushes the proposed height of their 11 

storey building to over 53m, about the height of an 18 storey residential tower. 

TELUS Ocean claim about permitted density 

The existing CA-4 zoning has a maximum density of 3.0:1.  The OCP allows for increased density 

up to 4.0:1 in strategic locations. (TOAB, p27, referencing OCP, p42).  TELUS Ocean doesn’t 

belabour this point, however, because they want much higher densities than that, arguing that 

the current zoning “does not contemplate the advanced building design features proposed by 

the TELUS Ocean development vision”. (TOAB, p106)  

Response: TELUS Ocean could make an argument for this being a strategic location and seek a 

variance to build up to 4.0:1 but that isn’t the goal.  Why the particular “advanced building 

design features” merit increased density is not made clear. 

TELUS Ocean claim about greater height and higher density 

The TELUS Ocean is just adjacent to the area where densities of 6.0:1 are permitted.  The 

TELUS Ocean should be allowed to “support the area” with a similar density of 5.6:1. 

(TOAB, p27 & 106)   

Response:  The DCAP indeed allows for increased height and density along the Douglas / 

Blanshard Street corridor, but both height and density ramp up north of Humboldt and east of 

Douglas, and no transitional zone is implied.  The TELUS Ocean may argue they are close 

enough to this area to take on its zoning but there is nothing in the OCP or DCAP that supports 

this, and as we shall see below, some clear counter-indications. 
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TELUS Ocean claim about the goal of enhancing the downtown skyline 

A major goal within the DCAP is to enhance the skyline within the Inner Harbour District, 

expressing an “Urban Amphitheatre Concept” by building taller buildings, particularly 

along Douglas Street.  TELUS Ocean is uniquely placed to “complement the Empress 

Hotel, emphasizing its rich detail without diminishing its visual appearance.” (TOAB, p29)  

Response:  As noted above, the Urban Amphitheatre Concept maps show building height 

ramping up north of the TELUS Ocean site but less along Douglas than closer to Blanshard.  In 

fact, two conceptual illustrations in DCAP on these points show that no tall buildings were 

anticipated immediately behind the Empress Hotel (the skyline was already marked by tall 

buildings on the north side of Humboldt and beyond) and the TELUS Ocean site specifically was 

portrayed with a much shorter building. (DCAP, p63 and 88).  In the picture below, reproduced 

from DCAP, note the dark building just to the right of the Empress; this is the TELUS Ocean site.  

Fig. 2 

 
(DCAP, p88) 

 

TELUS Ocean claim about enhancing views of the Empress roofline 

TELUS Ocean will provide an improved backdrop for the Empress, a rising roofline that 

mirrors the rising scale of the hotel.  The light coloured glass walls will show off the 

Empress roofline and the building’s southern cut “reduces the building’s bulk as seen 

from the harbour.” (TOAB, p96)  
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That concept is illustrated with a line drawing and a photograph taken from Laurel Point with 

TELUS Ocean inserted. (TOAB, p97)   

Response:  The view from Laurel Point is a vantage point from which the impact of a new 

building on the skyline is meant to be tested. (DCAP, 6.187, p94 and Appendix 2)  The photo 

shows a large but fairly bland, light colored façade behind the Empress.   

However, one telling detail contradicts this modest desire to “bolster the visual impact of the 

Empress”.  It is not unusual for an office building to have prominent signage.  The TELUS Ocean, 

a signature building, is shown with signature signage – right over the Empress.  If, as might be 

expected, this will be lit-up after dark, that places a TELUS sign in as prominent a location as any 

corporation might desire. 

Fig. 3 

 
(TOAB, p97) 
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Aspects of a “Landmark” Building 

Accessing the View 

TELUS Ocean consistently interprets DCAP as encouraging or at least giving sanction to a much 

larger building on its site than the zoning provides.  If none of these assertions actually supports 

moving TELUS Ocean in the direction of a higher, denser building, the ambition to build a 

landmark building clearly does.  One mark of that is the remarkable view accessed. 

“Acting as a marker of the southern edge of Victoria’s Downtown, TELUS Ocean will 

boast high-calibre views of both the city and the harbour.” (TOAB, p49)   

Most telling is the beautiful panorama pictured (see TOAB, pages 50-51).  While not captioned, 

it appears to show the view from the south end of the roof deck, with the rooftop of the ARIA 

almost 20 meters below at the bottom left and the roofs of the Empress in the mid distance on 

the right.  Without doubt, an iconic view.   

While it is true that no property owner owns the view, it is clear that building higher than and in 

front of another property is the surest way of capturing it.  In a development application, the 

City always needs to weigh how much advantage can be taken by the new property and what 

concessions it should make to preserve its neighbours’ view corridors.  This proposal 

disproportionately privileges office tower over hotel and residential views. 

Monumental Design 

The TELUS Ocean is described as a “flatiron” design, in reference to the prow that takes the 

corner at Douglas and Humboldt (see the rendering at TOAB, p41).  In fact, we see it is a 

triangle with two equal sides in cross-section, with the long side along Douglas Street and a 

second point at the south plaza.   

This is not a “typical” building design as described in DCAP.  The most significant difference is 

that TELUS Ocean rises to its full height with no setbacks (except for the tiered terraces that 

start at the 5th floor at the south end, i.e., at the 8th floor residential level).  These vertical walls 

define the prow shape that is the building’s identifying feature (as shown in a quick sketch on 

TOAB, p3).  Zoning would require the building wall, after a vertical rise of 30m, be set back by 1 

meter for every 5 meters additional rise.  Relaxation of setback rules permits the monumental 

verticality that TELUS Ocean seeks to achieve. 

TELUS Ocean, as noted, diverges from a flatiron design in having 2 acute points, on the south as 

well as the north end.  That means that while its sheer vertical facades are very prominent, the 

side facing Douglas Street is roughly 40% longer than that up Humboldt - a massive wall indeed.  

Again, a sense of how that dominates the block along Douglas Street can be seen in Figure 1 

above as viewed from the Empress.  It is this face that the architects tried to relieve by making 

the cut alluded to in describing the shortened roofline as viewed from across the harbour.  For  
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anyone facing the building, in the ARIA, the Hilton Doubletree, the Falls, or the Empress, the 

impression, as shown in the many renderings, is massive and pervasive, even from the higher 

floors. 

Orientation and Placement on the Lot 

The lot, shown in various renderings, is a kite shape, with the narrow end at Humboldt and 

Douglas (TOAB, p20).  The building, as described in Big Moves – 2 Reorganize Building Mass to 

Prow (TOAB, p38), was oriented to emphasize its frontages along Douglas and Humboldt and 

especially its dramatic leading edge at the north corner.  TELUS Ocean describes this as “taking 

advantage of its flatiron terminus on one of Victoria’s most prominent intersections.” (TOAB, 

p46)  This has the additional advantage of “doing well by doing good”.  It allows the architects 

to set the building back from the ARIA, and open up a wide throughway in the “Penwell 

Extention” for public realm improvements, while orienting the building most effectively along 

Douglas with the prow at the corner for greatest placemaking impact.  (For example, see the 

rendering on TOAB, pages 42-43.) 

Public Realm 

TELUS Ocean has committed to an ambitious landscaping plan that includes redevelopment of 

the north plaza at the prow (where Humboldt Street has been closed off), along Humboldt 

Street (which TELUS hints may be further redeveloped), up the Penwell Street Extension 

(including the area above the parking ramp), and all of the existing South Plaza. 

The proposal makes some unwarranted claims.  For example, TELUS Ocean says of the north 

plaza at the prow that “a new public plaza is created by closing the northern portion of 

Humboldt Street to vehicular traffic to allow bicycles and pedestrians only.” (TOAB, p55)  

Certainly, at least the nucleus of this plaza already exists by virtue of the City’s bicycle path 

initiative. 

Even so, this is a strength in the development application.  It depends on entering into what 

amounts to a private – public partnership with the City; TELUS Ocean is able to “borrow” a lot 

of public space to enlarge its grounds around the building.  In particular, the “forecourt” in front 

of the main entrance and the plaza beyond the planned restaurant at the south point are 

expansive and enhance the importance of the building (TOAB, p54-61).  If this is to be a true 

shared amenity, it will be crucial that TELUS Ocean make it very comfortable for the public to 

enter and share the space.  

South Plaza 

As noted above, the south plaza is recognized by the City as a Minor Public Open Space (DCAP, 

Map 28, p75), a rare commodity in the Downtown.  The OCP makes a point of “identifying 

strategies to… develop key public amenities, including urban plazas”. (OCP, 6.10.5, p48)  This 

plaza is connected by crosswalk with the Conference Centre and is an important informal 

marshalling ground for events at the Conference Centre and the Crystal Garden.  In that regard,  
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the shape of TELUS Ocean presents a problem.  While the extent to which the corner is 

undercut at ground level helps, the building’s corner overhang looms above the plaza well 

beyond the crosswalk from the Conference Centre.  TELUS Ocean touts this as providing 

“weather protection at...the mid-block pedestrian crossing” (TOAB, p95) but it reads as defining 

private space.   

If this were a conventional building, there would be a requirement next to the plaza to cut back 

and terrace the edge. (DCAP, 6.187, p94).  TELUS Ocean indeed goes in this direction by cutting 

back at its level 5 and tiering up from there.  However, because this starts as a point, this does 

not open up the plaza except perhaps as viewed from a distance. (See rendering, TOAB, p60). 

Again, if this were a conventional building, current zoning would require a side yard setback of 

4.5m.  Instead, the southern point of TELUS Ocean extends right to the property line.  The 

following overhead rendering (Fig. 4) shows how this overhang defines the plaza (at the lower 

right). 

Fig. 4 

 
(TOAB, p48) 
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Conclusion 

TELUS Ocean, like any proposed development, has the right to build on its site in conformity 

with existing zoning and guidelines.  Its neighbours should have anticipated that and framed 

their expectations accordingly.  TELUS Ocean also has the right to apply to go beyond current 

zoning and ask the City for variances.  At that point, however, it is then up to the City to weigh 

competing rights, those of TELUS Ocean to build its vision of a landmark versus its neighbours’ 

desire to retain some of the advantages they have enjoyed.  TELUS Ocean sought to show that 

it has properly taken account of its neighbours and has made appropriate design decisions to 

limit harms.   

However, for many of the people in the neighbourhood most directly confronted with this 

proposed building, that balance has not been achieved.  The mitigations proposed do not 

resolve the problems adequately.  The arguments TELUS Ocean has made to justify its scale are 

self-serving.  Neighbours, who have depended on the City’s official plans, would be completely 

justified in believing that no such massive building could be put on this site.   

TELUS Ocean is too big.  It overwhelms the site, the nearby historic buildings, and the 

neighbourhood.  But TELUS Ocean can achieve many of its goals to become a downtown 

landmark even at a smaller scale.  To this end, we urge TELUS Ocean to: 

• Reduce the height to the 45m allowed in the current zoning, decreasing the proposed 

density in the process.  That would also protect the Empress from being 

overshadowed and prevent a corporate logo from piggybacking on its roofline. 

• Give more priority to the public south plaza by cutting back the second “prow” that 

extends over that plaza.  This would respect the high traffic pedestrian crossing 

connecting the Victoria Conference Centre and the Crystal Garden.  In the process, 

that would make the building better mirror the kite shape of its lot and reduce slightly 

the massive expanse of the walls.   
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I am in agreement with the recommendations in the Humboldt Valley Committee Bulletin. The 
signature buildings downtown Victoria are the Empress and the Legislature buildings.   That is 
what makes Victoria unique for both residents and tourists.  Having the Telus building 
overpower the Empress with their TELUS sign above the Empress is wrong, caters to 
commercialism and, I feel, does nothing to  “bolster the visual impact of the Empress”. 
 
I have no problem with Telus building on the Apex site and welcome a new unique building 
there, however, the current building plans are too overpowering for the inner harbour landscape 
and need to be scaled down. 
  
Thank You 
Kathryn Otton 
737 Humboldt Street 



To the Mayor and Council 
 
Having reviewed the plans for the proposed building, I feel that the building is too high and 
needs to be reduced to 43 meters as opposed to 53. 
The artist’s rendering I have seen appears to me to spoil the lines of the historic Empress, a 
Victoria icon. And the reflective glare reminds me of a Trump tower. 
It looks too ‘glitzy’ to me to add any charm to the downtown landscape. 
It dwarfs the Empress and the huge “Telus ‘ logo looks downright tacky. 
This building would befit  Vancouver where commerce has overtaken much of the old charm 
there once was. 
Let’s not cheapen the beauty of Victoria’s and waterfront area with this monstrosity! 
Surely there can be a more attractive solution to this. 
Yours very truly, 
Mary Dales 
608-751 Fairfield Rd, Victoria 



Hello Mayor and councillors, 
 
We are writing to express our concerns with the proposed Telus Ocean office building 
development at the corner of Humboldt and Douglas streets. 
 
In short we feel that the proposed development is too big for this location near our 
beautiful inner harbour. 
 
We moved to 788 Humboldt in 2016 and chose this location because it is on the edge of 
downtown and near the inner harbour. We love the residential feel while being so close to 
many historic landmarks. The proposed Telus Ocean development simply does not appear 
to be a well integrated addition to this part of the city. As is proposed we feel this building 
is too tall and architecturally divergent from the other buildings in the area. Would you have 
allowed Telus Ocean to develop on the site of the Customs House development? Of course 
not and as we can see how much effort is being put into retaining the look and feel of the 
new structure with no negative impact to Victoria's world famous inner harbour. We 
sincerely hope that you will use the same type of consideration to value the potential 
negative impact that the massive Telus Ocean project as currently proposed will have on the 
look and feel of our beautiful inner harbour. 
 
Please instruct Telus to downsize this project to better integrate into our community. 
 
Respectfully, 
 
Paul and Rolande Vaillancourt 
1501-788 Humboldt Street, Victoria, BC 
 



Mayor and Council                                                                                                         
City of Victoria, British Columbia 
1 Centennial Square 
Victoria, BC 
V8W 1P6 
 
 
 
Dear Mayor Helps and City Council members, 
 
 
I have been following the announcement on the proposed development of the property at 767 Douglas 
Street and I thank you for receiving my thoughts on the proposal. I regret to say that I am opposed to the 
project on several different grounds. I moved into The Falls building assuming the car rental businesses 
presently occupying the site would, at some point be developed into something more substantial, so I am 
not opposed to all development of the property. I do not believe that the proposal by Telus is a benefit to 
the taxpayers of Victoria, but rather is a blight to this residential, hotel and tourist driven section of the 
city that we will regret for years to come. 
 
 
 
 
Scale and Style 
 
The proposed tower on this site dwarfs all other buildings in the area and is 11 metres taller than 
allowed under the current zoning bylaws. I would think that the rationale behind the current height 
restrictions was put there to keep the Douglas corridor at a height that would not be out of step with 
other buildings and would not be visible from the harbour above the lines of historical buildings such as 
the Empress Hotel. The light up logo on the “prow” of this building would impose itself just above the 
roofline of the Empress Hotel. The ultra modern design does not fit in with what has been built on 
neighbouring properties from the Crystal Gardens to the more recent condo towers that transformed 
this part of Victoria into a residential zone. Another city council tried to modernize the historic 
downtown by a proposal to replace our globe style street lights with an ultra modern “candelabra” 
design back around 1960 and this too was met with derision and ultimately defeated after the outcry. 
Victoria is a unique capital city steeped in history and the area around the Legislature should be kept in 
scale with those historic buildings that are the foundation of the city. I believe that this proposal would 
be a better fit elsewhere such as the former Plaza Hotel site at Government and Johnson where the 
buildings are taller and more suited to an office tower. Do we want our harbour area to become awash 
in corporate logos as is the case in Vancouver? 
 
 
 
 
Danger to Birds 
 
 
The style of building proposed would be a particular danger to birds in our city. Whether migrating or 
nested in our beautiful parks, birds would be drawn to this “lantern” at night and to the trees on the 



structure during the day. The reflective glass walls of the building would not be as visible to birds as the 
more solid buildings already built. The sheer size of this wall of glass would make it difficult for the birds 
to avoid whether flying from Beacon Hill Park or to the harbour area. 
 
 
 
 
Light Pollution  
 
The proposed tower is described as a welcoming lantern, but welcoming to whom? I live in an area with 
enough ambient street lighting to keep the neighbourhood reasonably well light at night. The proposal 
would add more light and the size of this structure would create walls of light even when vacated after 
hours. I look forward to the quieter evenings as the city gears down without a fifty four metre street 
light glaring in my windows. 
 
 
 
 
Consultation With Residents and Business 
 
The proposal seems to have been worked on for quite some time before being unveiled as a fait a compli 
by the council. We could have been consulted on the type of building that would be acceptable to those 
of us already living or working in the neighbourhood. This approach might have saved time and energy 
by knowing ahead of time what would or would not be an acceptable use of this lot. Surely this proposal 
was on the table before the last municipal election, but I cannot find any mention of it in your campaign 
literature.  
 
 
 
 
Selling Price 
 
On the face of the proposal the selling price seems reasonable enough, but what costs lie beneath the 
surface? I understand that we, the taxpayers, will be paying for half of the remediation of the site. This is 
an open ended cost as nobody knows what the final price will be. Usually the buyer is responsible for 
these costs and other development charges in and around the site. What will the applicant be paying in 
development fees and taxes over the next decade? 
 
 
 
 
Once again, I thank you for receiving my thoughts on the matter and I look forward to public hearings 
where we may voice our opinions and receive more feedback from both council and the developer. 
 
 



 
 
 
 
 
 
Robert Newton 
405 - 708 Burdett Avenue 
Victoria, BC 
V8W 0A8 
 



Dear Mayor and Council 
 
TELUS Ocean is too big.  In it’s ambition to build a landmark office tower, it misconstrues or 
distorts existing rules and guidance on building height, density, setbacks and overall massing. It 
overwhelms the site, the nearby historic buildings and the neighborhood.  However, TELUS 
Ocean could achieve many of its goals to become a downtown landmark even at a smaller scale. 
To this end, I urge TELUS ocean to:  
 
1.  Give more priority to the public south plaza by cutting back the second “prow” that extends 
over the plaza (current zoning requires a side yard setback of 4.5m instead of the 
UNACCEPTABLE reach right to the property line). This would respect the high traffic pedestrian 
crossing connecting the Victoria Conference Centre and the Crystal Garden. In the process, that 
would make the building better mirror the kite shape of its lot and more importantly reduce 
SLIGHTY the massive expanse of the walls. 
2.  Reduce the height to the 45m allowed in the current zoning, decreasing the proposed 
density in the process. As I understand, buildings of 45m are now zoned 
(CA-4) for 11 storeys, if commercial (15 storeys, if residential) whereas the proposed building is 
over 53m about the size of an 18 storey residential tower. 
 
I think that TELUS Ocean could achieve their goal of being a landmark building by scaling back 
on their initial proposal. I purchased by property depending on the City’s Official Community 
plan and the Downtown Core Area Plan which indicated any proposed building on this lot would 
allow me to retain some of the advantages I have enjoyed.....not a massive building that would 
overwhelm the space and seem somewhat self-serving. 
 
Please take these points into consideration when deciding on any applications for changes to 
zoning and variances to minimize harm to the neighbours. 
 
Thank you for your time and consideration. 
 
Sincerely 
Sandra Groot 
N602 737 Humboldt Street 
Victoria, BC V8W 1B1 



Dear Mayor Helps and Council: 
 
As a resident of the Humboldt Valley I would like to voice my support for the report 
prepared by The Humboldt Valley Committee and its recommendations, and in particular 
that the design as conceived overwhelms the site. The elegance and modernity of the 
design would be enhanced if it were scaled back to conform more appropriately to its 
setting. 
 
The HVC Report states that it does not address traffic concerns specifically and I would like 
to address the issue of the impact on local traffic. The developer has addressed this concern 
by undertaking a Transportation Study Impact Assessment (TIA) which concludes that 
“TELUS Ocean is anticipated to have minimal impact on the adjacent road network, with all 
nearby intersections expected to continue to operate below their designated capacity 
thresholds post-development.” At the same time, the area is described as a traffic hub, part 
of both Victoria’s regional cycling network and Rapid Transit Corridor. As part of the cycling 
network, Humboldt Street has recently been turned into a one-lane vehicle traffic street 
serving three condominiums and two hotels with multi-level parkades, as well as services 
(buses, garbage collection, trades, customers, taxis) to which the proposal is to add 127 
vehicle and 106 bicycle parking spaces to be served by this street. As a safety measure 
consideration should be given to making Humboldt a one-way vehicle street running 
towards Blanshard, which the addition of bicycle lanes on both sides has in effect done 
already. 
 
The flow of traffic on Penwell Street needs to be considered as well. If it were to become 
one-way as well, with all vehicles from Blanshard or Burdett entering here, it would mean 
the loss of scarce parking spaces, and added traffic congestion on Fairfield, where the 700 
block currently serves as a bus layover. If it is to remain two-way, serious consideration 
needs to be given to adding a stoplight at the junction of Penwell, Fairfield and Burdett, due 
to the almost total lack of visibility of traffic coming up the hill from Douglas, including 
buses heading for the Fairfield layover. The lack of visibility for oncoming traffic makes it a 
very dangerous turn.  
 
I trust that Mayor Helps and Council will give these safety concerns due consideration. 
 
 
Diane Teeple 
1604 - 751 Fairfield Road 
Victoria, B.C. V8W 4A4 
 



Dear Mayor and Council, 
 
I am writing to you to please reconsider the approval for the proposed Telus Ocean 
building.  I understand of course that new development should and must occur to keep the 
economy of the city ticking along, however I ask that you please reduce the proposed 
dimensions of this building.  Even Telus' own drawings illustrate that the Ocean will dwarf 
the surrounding neighbourhood buildings, including the Empress.  As currently constituted I 
have no doubt that this will be a "world class building" but surely we don't need to destroy 
a neighbourhood just so a telecom giant can add an additional vanity project to its already 
large real estate portfolio.  Indeed if they do want to build something that obtrusive 
perhaps they should do it in a part of town that needs revilitisation, not one that is perfect 
as is. 
 
Yours Sincerely, 
 
Kristopher Radford, 
Humboldt St. 
 



Dear Victoria Mayor and City Council: 
  
We are owners of a condo unit in the Falls Residence, located at 707 Courtney Street in 
downtown Victoria, BC. We have been owners in the building since it first opened in 2009. 
We have reviewed the information provided by Telus Communications Inc. in their proposal 
for the Telus Ocean building to be located 767 Douglas Street and are opposed to the 
currently proposed design. 
  
Telus, in its proposal for a hulking, oversized building on a rather small, odd-shaped lot, has 
grossly overstepped the existing rules for development as outlined in Victoria’s Downtown 
Core Area Plan. From its massive overheight, that is 23% higher than allowed in the current 
regulations for that location, to the ballooning uppers floors with no setback, that extend 
from a much smaller footprint lot and overwhelm all buildings near and far to it, including 
the Falls, the Aria and the Empress Hotel. Before choosing to purchase a home at the Falls, 
we did extensive research to ensure that no outsized buildings could be built around us that 
could adversely affect us in our condo or the Falls. We reviewed all existing zoning 
regulations in each of the Districts in Victoria and expected that these precautions would be 
sufficient to protect us from outrageously large or grotesque buildings being constructed 
near the Falls. 
  
The TELUS Ocean proposal in its current form, misconstrues or distorts numerous existing 
rules and guidance on building height, density, setbacks and overall massing. The 
illustrations below, demonstrate how massive and out of step with the neighbourhood, the 
Telus Ocean proposal is. Clearly it is so massive that it overwhelms all other buildings in the 
area and far exceeds the guidelines that the other buildings had to follow when they were 
constructed. It also is out of step with the historical culture of the Inner Harbour District. The 
proposal needs to be vastly reworked so that it adheres to existing guidelines for building 
development in the Inner Harbour District. 
  



Picture along Douglas of 11	 storey	 TELUS	 Ocean	 (53+M)	next to 18	 storey	 Falls	
condominium. 
Picture along Humboldt of 11	storey	TELUS	Ocean	(53+M)	next to 12	storey	ARIA	condo	
(37M). 
  
In summary, TELUS Ocean is too big. It overwhelms the site, the nearby historic buildings, 
and the neighbourhood and needs to be reduced in size to conform to existing guidelines and 
regulations. The TELUS Ocean can still achieve its goals of being an iconic building in 
downtown Victoria, but at a smaller scale. 
  
To this end, we urge TELUS Ocean to reduce the height to the 43m allowed in the current 
zoning, decreasing the proposed density in the process. Respect the setbacks, as other 
buildings in the area have done and reduce the Floor Space Ratio to 4.0. These changes would 
also protect the Empress from being overshadowed and prevent a corporate logo from 
piggybacking on its roofline. 
  
As well, we suggest modifying the massive walls of glass so that they have more character 
than the current design and do not look like a solar array farm on each side of the building. 



We are also concerned about light pollution emanating from the building during the evening 
and nighttime, that has the potential to disturb the quiet enjoyment of this part of downtown. 
  
We would be pleased to discuss our objection to the Telus Ocean in more detail. Please 
contact us via return e-mail. 
  
Yours truly, 
  
Michele and Paul Beitel 
Owners at the Falls 
707 Courtney Street 
Victoria, BC 
 



To whom it may concern, 
 
I am writing regarding the Telus Ocean building proposed for site at Douglas and Humboldt. 
While I understand and appreciate the City of Victoria’s interest in developing the site and am 
not wholly opposed to the project, it was my expectation that the building would be aligned with 
the site’s zoning requirements and community development plan. I was surprised, however, to 
see that the project’s proposal presents a building that exceeds the height and density of the site’s 
zoning requirements. I strongly urge the City to decline this project’s request for an exemption to 
the zoning requirements.  
 
As an owner at The Falls, which will be completely eclipsed by the proposed building, I was 
deeply disappointed to hear of the extensive prior negotiations and accommodations that were 
made for the Aria and Hilton. It is unclear to me why these negotiations excluded The Falls 
residents but it is clear that the accommodations made for these buildings have come at the 
expense of The Falls.  
 
For South-facing owners and residents of The Falls, the sun, sky and views will be completely 
blocked by the proposed Telus building. For all Victoria residents and its visitors, the views of 
the city from the inner harbour will be irreversibly compromised by the large glowing Telus sign 
towering over the City’s iconic Empress Hotel. These impacts warrant direct engagement and 
negotiations with The Falls, as well as alterations to the project’s plans to minimize the visual 
impacts to the inner harbour. 
 
I strongly urge the City to decline the developer’s requests to alter the site’s zoning requirements 
and to insist the developers immediately initiate direct engagement and negotiations with The 
Falls before further refining the development plans.  
 
I trust that the City of Victoria will give thoughtful consideration to this letter and directly 
respond to the concerns expressed herein. 
 
Sincerely, 
 
Mary Cameron 
 



Dear City Council Members, 

Please allow me to present my concerns regarding the current proposed plans for the TELUS 
Ocean building on Douglas Street. 

As a property owner and taxpayer at The Falls, I see the following intentional encroachments 
to the neighborhood: 

 The Fairmont Empress skyline: the height of the building (advertised at 11 storeys vs. 
the reality of 18) will in effect steal this iconic skyline, second only to the Parliament 
Buildings in the Inner Harbour. 

 Shading on the DoubleTree, Aria , and The Falls: both residential and commercial 
properties will be negatively affected due to the sheer expanse of the resultant 
shadow of the building during daylight hours. Also, due to the proposed amount of 
glass, lighting will then impose on the same structures during nighttime hours. 

 The Prow: the design of the southern south plaza prow will encroach on the vertical 
space and is not aligned with the existing structures. It is one thing to be on the 
cutting edge of building design, but it should not be ill-fitting for the space. 

 Zoning Laws: the fact that the developer will require exemptions to several zoning 
laws is very telling; the design of the structure does not fit the neighborhood. 

In order to mitigate the bad neighbor feel of this project it simply must be scaled down. 

Respectfully, 

Niels King 

707-1801 Courtney St 

Victoria, BC V8W 0A9, Canada 

 



To the Mayor and City Council, 
Victoria, BC 
  
The proposed Telus Ocean Project has some financial aspects that we would like you to consider.  The 
City of Victoria will receive only $8 million for the land from Telus.  The 50% remediation cost is likely to 
be considerable because of polluted soil and blue clay, which will reduce the city’s gain. 
  
Consider the downside that will be produced by the Telus project.  The Telus building will profoundly 
affect three existing buildings in a negative manner (as detailed in other letters)—buildings that make a 
major contribution to the City of Victoria in property taxes, yet occupy little land.  Please consider the 
contributions from the three buildings:  The Falls condominium, The Aria condominium and the Hilton 
Doubletree Hotel (see attachmen).   
 
The 2020 BC assessed value of the three buildings is: 
  
The Falls ‐  155 units                                                                   $ 111,493,000 
                ‐  Commercial space.                                                          7,132,000 
The Aria ‐    177 units.                                                                 $ 123,925,000 
                     Commercial space.                                                        3,170,600                  
The Hilton Hotel.                                                                         $   27,321,000 
                                                                         Total.                    $ 273,041,600 
  
The 2020 Property Tax that the City of Victoria received is: 
(Based on available tax rates, but not including home owner or senior deductions) 
  
  
The Falls          ($111,493 X 5.0417/$1000)                              $  562,114/year 
                         ($7,123 X 14.2747/$1000)                                     101,807   “  
The Aria          ($123,206 X 5.0417/$1000)                                   621,167   “ 
                         ($3,170.6 X 14.2747/$1000)                                    45,259   “ 
Hilton Hotel   ($27,321 X 14.0493/$1000)                                   383,840   “ 
                                                                                Total.             $ 1,714,187/year          
  
Our conclusion is that the three buildings most seriously affected are contributing (as close as we can 
calculate with data available to the public) well over $1.5 million each year to the city in property 
tax.  This would pay for the Apex lot in 5 years, but the Telus sale is a one‐time income.  And yet, we 
were not allowed to have any input into the decision to allow Telus to win the contest for the Apex or 
triangular lot.  The six proposals received by the city were kept secret and the Telus proposal was 
announced without any consultation from the occupants of the three affected buildings.   
  
Do the enormous property taxes we pay not offer some protection and fairness from the city council for 
our “homes”?  This behemoth of a new building (equivalent to 18 residential storeys) will block the 
views and sun from all three buildings, increase pollution, traffic, noise and night light; finally, it will 
reduce the value of our homes by a considerable amount.   
  
We ask that you do not just tweek the Telus plans, but relocate the building into an appropriate business 
space or reduce the size of the building by half.  There are a number of one‐ or two‐storey buildings 



along Douglas that could be replaced by the Telus building to improve the city profile.   IN COUNCIL WE 
TRUST, I hope!  
  
Sincerely, 
Nancy Sherwood 
 



Dear Mayor and Council, 
  
Development of the Apex site is expected and improvements should be welcomed by the 
neighbourhood and the city. However, the proposed Telus Ocean building has several flaws in my 
opinion and does not meet the expectations of those most closely affected by it – its neighbours. As 
conceived, the development overwhelms the adjacent properties and streets and that will decrease the 
quality of life for existing residents and diminish the experience of visitors to the conference and 
accommodation district around the Douglas‐Humboldt intersection. 
  
First, I endorse the comments submitted by the Humboldt Valley Committee in their Information 
Bulletin entitled “The Elephant in the Room: Questions about the TELUS Ocean Development 
Application”. 
                

 
  
Second, traffic resulting from the proposed development will have a much greater impact on the 
neighbourhood, particularly on Humboldt St, than the “minimal impact” anticipated in the developer’s 
traffic analysis. 

 The location and size of the loading bay in the TELUS Ocean building means all service vehicles 
will have to reverse into or out of the loading bay to Humboldt St, resulting in obnoxious back‐
up beep‐beep‐beepers annoying hotel guests and condo residents from early morning everyday 
(the restaurant will require daily deliveries). Those vehicles will also have to reverse across the 
new bike lanes resulting in unsafe conditions for both. 

 Larger service vehicles and probably many cars as well will not exit the building site via Penwell 
St due to its steep grade with a stop sign at the top and poor sight lines to Burdett Ave/Fairfield 
Rd. Those vehicles will stay on Humboldt St, that is now limited to a single “sharable” vehicle 
traffic lane, with bike lanes and parking on both sides, resulting in significant traffic impacts and 
safety issues. 

 Construction vehicles must not be allowed on Humboldt St. Hundreds of large trucks will be 
required to remove all the excavated materials for the three level parking garage, deliver 
concrete and other construction materials during the expected two‐three year construction 
period. There is no space for these large vehicles to turn around in the dead end street adjacent 
to the site. These vehicles must be restricted to Douglas St to avoid the destruction of the 
recently refinished Humboldt St. 

 An alternative to partly address these concerns would be to permanently close Humboldt St on 
the west side of Penwell and re‐open the Humboldt connection to Douglas. 
  

Third, the north “prow” of the building will necessitate the destruction of a fine stand of trees on the 
corner of Douglas and Humboldt. Also, given the diversion and narrowing of the Douglas St right‐of‐way 
south of Humboldt, the prow blocks significant views along Douglas to both the north and south. This 
corner of the building should be cut back to save and protect these trees and the views. 



  
I urge council to consider the views of the residents surrounding the proposed development and require 
that the building be scaled back and other design changes be incorporated to minimize its negative 
impacts. 
  
Regards, 
Oscar Regier 
737 Humboldt St 
Victoria 
 



Dear Mayor Helps and Council, 
 
I am a long time resident of the Humboldt Valley and also want to express my concern about the design 
of the proposed TELES Ocean building and the negative impact it will have on our downtown community. 
 
As detailed in an assessment prepared by the Humboldt Valley Committee there are many problems 
related to size and the impact on traffic, noise, light, etc., that should be resolved before the project 
proceeds. 
 
Sincerely, 
 
Robert Horner 
N1001-737 Humboldt Ave 
Victoria V8W 1B1 
 



Scott & Karen Green 

606-788 Humboldt Street 
Victoria, BC V8W 4A2 

 

September 30, 2020 

Mayor & Council 
City of Victoria  
1 Centennial Square 
Victoria, BC V8W 1P6 

Re: Telus Ocean Development Proposal 

Dear Mayor and Council: 

As residents of the Humboldt Valley community we are very concerned about the Telus Ocean 
Development application as it has been presented to the City of Victoria and to the neighbourhood.  

The building as proposed will have an objectionable impact on our neighbourhood and community 
and will overwhelm the building site as well as the surrounding buildings.  How many more office 
spaces are truly needed in downtown Victoria when so many sit empty now? 

While keeping in mind the goal for Telus Ocean wanting to create a downtown landmark, please 
consider the neighbourhood by reducing the density and height.  As the application looks now, the 
magnificent Empress Hotel will be overshadowed by a towering, logo wielding, building that will 
forever be captured in photographs of our beautiful city and harbour.  

As well, there is great concern that the recent positive changes to the 700 block of Humboldt Street 
will be reversed due to increased traffic accessing the new Telus building. Please contemplate 
changing  the main vehicle access to Douglas Street.  

Sincerely, 

Karen & Scott Green 

cc:  Humboldt Valley Community,   
 Telus Ocean Development Applicant, hello@telusocean.com



Hello Mayor & Council, 

I am writing as a tax paying downtown Victoria property owner adjacent to the proposed 
TELUS Ocean building site.  I am writing to express my extreme concern over the laws being 
broken for TELUS Ocean and the city of Victoria selling one their most prized possessions, 
the Fairmont Empress’ skyline, to the highest bidder. While I am not opposed to TELUS 
Ocean having a building on the site, it is the scale of the project that is overwhelming and 
downright obnoxious for the area proposed. 

  

The TELUS Ocean project is too big for the area.  It overwhelms the site and destroys the 
nearby historic buildings and the neighborhood as currently proposed.  Below are just a few 
of the reasons the build should not be allowed to move forward as currently proposed. 

  

 The height proposed is higher than allowed, 43m, for the current zoning.  The 
Empress’ and Victoria’s skyline will be FOREVER ruined by the project as 
currently proposed.  Does the city of Victoria really want neon signs on top of 
one of their picture perfect postcard views, the Fairmont Empress? 

  

 The public south plaza as proposed would be impacted by the “prow” that 
extends over that plaza.  If this “prow” were to be removed the project would 
better mirror the shape of the lot and reduce the massive expanse of walls. 

  

 Setbacks any other builders would have to abide by are being ignored and 
zoning laws broken. 

  

 The false pretense of an 11 story building where the story heights are not the 
same as a residential building is disheartening.  By allowing them to build to 
the height proposed you are essentially telling every homeowner in the 
downtown Victory area you do not care about private residences and the 
public, you only have corporate interests at heart. 

  



 The initial proposal looks NOTHING like what is being proposed to be build in 
reality.  False advertising and lies got them into the area.  If they had shown 
the true height and massive size of the project initially the city may have 
made a different decision but now they have Victoria on the hook. Do not let 
them get away with ruining the city just for money.  You will forever be held 
responsible for ruining a iconic and beautiful skyline.  No tall building were to 
ever be built directly behind the Empress to ruin its iconic and beautiful 
skyline. 

  

 The free advertising TELUS Ocean would get would cost Victoria millions in 
reduce tourist appeal.  The city skyline would not be the same, you would be 
reduced to a cheap and average skyline where you once had a one of kind 
iconic skyline. 

  

 The TELUS Ocean is NOT the landmark building, the Fairmont Empress and 
your Parliament buildings are landmarks, do not be fooled by cheap 
corporate ploys.  Is anyone ever going to come and visit Vitoria to “see the 
TELUS Ocean building” NO!  But they would come to see your beautiful Hotel 
and Parliament build.  Do not cheapen and ruin your historic, iconic, and 
beautiful inner harbor area with Corporate logos. 

  

Thank you for your consideration. 

  

Terri King 

707-1801 Courtney St. 

Victoria, BC V8W 0A9, Canada 

 



Hello Mayor and Council, 
  
I would like to express my concern about the new development proposed by Telus. Please do not let 
Telus and the various investors to build as they have recently proposed. I am a resident of the Falls and 
this building will significantly change our community for the worse if allowed to proceed as planned. The 
main reasons I am concerned about this development are as follows: 
  

 The number of proposed floors and permitted density; The revised proposal to go higher is far in 
excess of the original plans and traditional city limit for height. 

 The visual impact of commercial signage on surrounding historical buildings and the city skyline. 
Victoria is a city of historical importance which will be overshadowed by this building. We need 
to balance their ambitions for a contemporary masterpiece with the heritage and values of the 
community. A compromise is best. 

 Monumental building design and overhang will limit natural light on the street below and also 
alter the beautiful balance of open sidewalks in the area. 

 Accessing the view for Residential and hotel occupants. Telus is essentially proposing building 
without any consideration of local resident and hotel occupants who will lose their views. 

Thank you for your time! 
  
Resident of the Falls North Tower Suite 1606, 707 Courtney Street. 
  
Christopher Redcliffe CFP® 
President 
REDCLIFFE	&	COMPANY 
 



Dear Mayor and  Council 
 
The Telus Ocean development is in an extremely important heritage area of Victoria. Our 
city prides itself on protecting and maintaining our heritage buildings.  This is seen often in 
projects such as Customs House where the developer was required to maintain the heritage 
facade at a considerable expense to the project. So the same approach must be applied for 
the Telus Ocean development.  
 
The objective of the Heritage Conservation policy requires conserving and enhancing the 
heritage value, special character, and the significant historic buildings, features, and 
characteristics of this area. It has been noted by the city staff and all of the businesses and 
residents in the area that the Telus Ocean development which is in the  Heritage Landmark 
radius of the Empress Building does not meet the design guidelines of the Heritage 
Conservation policy.   
 
This project is far beyond every part of the zoning criteria.  
 
Zoning Criteria  Proposal  Standard IHH Zone 

Density (Floor Space Ratio) 
‐ maximum 

5.57*  3.0 

Total floor area (m2) ‐ 
maximum 

1 14,378.96*  7745.85 

Height (m) ‐ maximum  51.0*  43 

Setbacks (m) – minimum 

         Step Back at 
10m (Douglas) 

         Step Back at 
10m (Humboldt) 

         Interior Side 
(south) 

         Interior Side 
(east) 

  
2.0* 
  
0.2* 
  
0.00* 
  
13.4 

  
8.2 
  
8.2 
  
4.5 
  
4.5 

 
Every single zoning criteria has been totally ignored and the proposal far exceeds all of 
these.  
 
The overall scale and massing do not respect the surrounding heritage landmark policy or 
the importance of the heritage buildings in that area. This project will be massive in size and 
reach which will be detrimental to the Empress Hotel and especially the Crystal 
Gardens.    The Empress Hotel should always have visual prominence in this area and it 
should be protected by the City.  Zoning criteria are put in place to ensure that buildings 
such as the Crystal Garden and the Empress are protected.  So it is the responsibility of the 
staff, advisory committees, and the City Council to ensure that this happens.  The tools are 



there so they MUST be used.  All developers must be held to the same level which Telus is 
not meeting. This building is far beyond the height restrictions, the floor space ratio 
restrictions, and total floor area restrictions.  These are not slight overages they are 
monumental overages.  The building is far too large for the land and it can not be built to 
these specifications.  
 
Street setbacks are established and must be followed by all.  So to allow this project to have 
ignored these setbacks is not appropriate. This building must be reduced in bulkiness and 
remain within the setback restrictions that have been put in place. They can not be allowed 
to overbuild an area that is so important to this heritage area.  
 
The effect that this building will have is extremely detrimental to all aspects of this area.  The 
massive amount of glass is not in keeping with the area, the overbuilt size will overpower 
and dominate heritage buildings which are a key part of the history and appeal of Victoria, 
the roofline will have a negative impact on the protected view from the harbour and the 
illumination will negatively affect the night views.  
 
Victoria established a Downtown Core Area Plan. It is imperative that this plan guides the 
development in the area and that all stakeholders are considered.  This project does not 
respect the guidelines, the zoning criteria or the neighbouring community.   
 
Protect the heritage of the Empress, the Crystal Gardens and the Douglas Street 
corridor.  This project must be sent back to address these issues in their design and reduce 
the scale, setback allowances, height restrictions and overall design that are required in this 
extremely important area of downtown Victoria.  It can not be approved as presented.  
 
Sincerely  
Diane Chimich  
788 Humboldt St.  
 



Hello, 
 
I'd like to register my concerns about the Telus Ocean Development.  I've owned a condo in 
The Falls at 707 Courtney since 2012, and I've served on The Falls Strata Council for many 
years. 
 
I am most concerned about the proposed height of The Telus Ocean Development and its 
visual impact on Victoria's skyline and historical buildings, such as the Empress 
Hotel.   When viewed from various points around the city and from the water in the Inner 
Harbour, the proposed Telus Building will dwarf the structures around it.  I am concerned 
that this tall and massive building will negatively impact the beautiful views of our inner 
harbour and its historical buildings. 
 
I thank you for carefully considering the number of proposed floors and the density of the 
Telus Ocean Development plan. 
 
Many thanks, 
Deanna Roozendaal 
 
1008-707 Courtney Street 
Victoria, BC 
V8W 0A9 
 



Just got notification from Brown Brothers —with your emails— that the deadline for writing in 
was September 30. 
 
Writing in anyway. 
 
Please can Council explain why it is so important to cluster so many high-rises together when 
there are plenty of actual derelict areas in downtown that need to be spruced up and could 
support the building with less disruption to actual residents of downtown.  In other words, WHY 
in Council’s brilliant thinking is it clever to put an office in the middle of an obviously residential 
area? 
 
WHY? 
 
Meanwhile, there is the huge empty entity that has been created by Chapters departure from 
downtown and Shoppers desire to just leave where they were — unlikely to be filled for 
sometime with Covid and the bus lanes deterring suburbia to come downtown. 
 
Please think harder about what you are actually doing.  It is one thing to keep feeding the city’s 
coffers, it is another to make it ugly for the sake of making money and leaving the city with ugly 
empty spaces. 
 
Hope Barrett 
The Falls 
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Executive House Limited 

Expression of Concerns   

Telus/Aryze Development Proposal 

For Apex Site 
 
 

ISSUE 

 

Executive House Limited has some serious concerns about the potentially negative tourism, neighbourhood and business 

impact on the company’s DoubleTree Hotel and Suites related to the currently proposed ‘Telus Ocean Building’ by the 

partnership of Telus and Aryze Developments to be located at the corner of Douglas Street and Humboldt Street in 

downtown Victoria.   

 

Executive House Limited is concerned that the proposed Telus Ocean Building is not incompliance with the City of 

Victoria’s current zoning regulations for the Inner Harbour District and that the building design does not respect, or 

sensitively integrate into, the historic environment of the neighbourhood.  The proposed Telus Ocean building exceeds 

current zoning regulations related to building height, density and setback, and as such will overwhelm the site, the nearby 

historic buildings, residential buildings, hotels and other area occupants, and overall skyline and character of the existing 

neighbourhood.  The height, density and setback of the Telus Ocean Building will also significantly diminish the light 

quality of the immediate area in the neighbourhood.  Further, the Telus Ocean Building will eliminate or reduce existing 

harbour views for many residential and commercial properties negatively impacting property values and business revenues.   

 

Executive House Limited would like to work with the City of Victoria, Telus and Aryze Developments  to identify and 

secure some design modifications to the currently proposed Telus Ocean Building to ensure that the building respects all of 

the current zoning requirements with regard to height, density, setback, and sensitivity to the historic character of the 

neighbourhood, and in this way mitigate any potentially negative impacts of the proposed building to the existing residential, 

business and government community members, while still enabling a Telus building development to proceed. 

 

 

BACKGROUND 

 

APEX Site - City of Victoria 

 

The City of Victoria initiated a Request for Expressions of Interest (RFEI) process in 2017 to develop a 27,790 square foot 

triangular parcel created as part of the original infilling of James Bay in the early 1900’s.  The parcel sits at the corner of 

Douglas Street and Humboldt Street in downtown Victoria, British Columbia.  The property, commonly referred to at the 

‘Apex Site’, is the last remaining development site in the downtown area known as the ‘Inner Harbour District’. 

 

The site rests on the Traditional Territory of the Lekwungen People.  The Songhees and Xwsepsum people (Esquimalt 

Nations) have a continuing, historical relationship with the land. 

   

The City of Victoria selected the RFEI submission made by the then partnership between Telus and Jawl Properties, from 

six bids submitted as part of the RFEI process.  Jawl Properties has since pulled out of the partnership and is no longer the 

proposed developer for the Apex Site.  Telus has since partnered with Aryze Developments to develop the APEX site 

development. 

 

It is our understanding that Telus/Aryze Developments will acquire the city-owned Apex site for $8.1 million, plus up to 

$1.1 million depending on the final proposal submitted.  It is also our understanding that the City of Victoria and Telus/Aryze 

will share the environmental and geotechnical costs to remediate the currently contaminated site.  The City of Victoria is 

expected to contribute $2.37 million in remediation costs. 
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Proposed Telus Ocean Building 

 

Telus and Aryze Developments are proposing to develop a very modern 11 storey, 53 metre high, 155,000 square foot 

flatiron shaped building.  The proposal submitted by Telus/Aryze is designed to accommodate the Telus Regional 

Headquarters and Innovation Centre and other leasable office space, including 117,000 square feet of office space and 5,000 

square feet of retail and restaurant space.  The proposal includes: 

 

 117,000 of office space over eight upper levels  

 5,000 square feet of retail and restaurant space on the ground level 

 Large Entrance Lobby with Tidal Pool 

 Tiered rooftop garden spaces and water features 

 Large video screen on the south plaza for community events 

 Three underground floors of parking space to accommodate 127 vehicles and 140 bikes 

 

Telus Ocean Building Proposal – Alignment with City of Victoria Planning Objectives  

 

Executive House appreciates that the proposed Telus Ocean Building aligns with some of the goals and objectives of the 

City of Victoria’s recent economic strategy “Victoria 3.0: Pivoting to a Higher Value Economy 2020-2041, Official 

Community Plan and Downtown Core Area Plan.  For example, the proposed Telus Ocean Building will support the City’s 

economic strategy goals of continuing to grow the technology sector and maintain the sector as the City’s largest industry 

to create an Innovation District and support the creation of a high value economy and high-value jobs in Victoria. 

 

The Telus Ocean Building proposal also supports some of the objectives of Victoria’s Official Community Plan (OCP) 

adopted in 2012, including new employment growth focused in the urban core specialized in the incubation, growth and 

retention of advanced technology. 

 

The proposal also supports some of the economic activity policies of the Downtown Core Area Plan for the IHD including 

ensuring new development within the IHD accommodates uses that contribute to the vitality and economic health of the 

area. 

 

Telus Ocean Building Proposal – Lack of Conformity to Zoning Regulations and Historic Context of Neighbourhood 

 

Executive Houses’ concerns about the proposed Telus Ocean Building are not related to the economic value and business 

activities associated with the proposed building, our concerns are related to the proposed Telus Ocean Building design – 

specifically the fact that the currently proposed design significantly exceeds the City of Victoria’s zoning regulations for 

the Inner Harbour District with regard to height, density, setback, and sensitivity to the historic character of the 

neighbourhood, and as such will overwhelm the site, the nearby historic buildings, other area occupants, and overall skyline 

and character of the existing neighbourhood.  The height, density and setback of the Telus Ocean Building will also 

significantly diminish the light quality of the immediate area in the neighbourhood, and eliminate or reduce existing harbour 

views for many residential and commercial properties negatively impacting property values and business revenues 

 

We believe that if the Telus Ocean Building was designed and built in accordance with the existing zoning regulations with 

regard to building height, density, setback, and, sensitivity to the historic character of the neighbourhood, the negative 

impacts of the proposed building to the existing residential and business community members could be mitigated, while 

still enabling a Telus building development to proceed. 

 

Victoria Downtown Core Area Plan 

 

The site of the Telus Ocean Building is located within the area designated as the “Inner Habour District” (IHD) of the 

Downtown Core Area Plan Ensure that new development within the IHD accommodates uses that contribute to the vitality 

and economic health of the area: 

 

 Maintain the IHD as a focus for tourism-related activities as well as Provincial Government office and business 

activities 
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The proposal is not compatible with the Historic Context policies of the Downtown Core Area Plan for the IHD, including 

the following policies: 

 Support the protection and rehabilitation of heritage properties and ensure new infill development and 

improvements to the public realm are sensitively integrated into the historic environment 

 Maintain key public views of the Inner Harbour to meet the urban design objectives of the Plan 

 

Telus Ocean Building Proposal – Zoning Infractions 

 

The Telus Ocean Building, as currently proposed by Telus and Aryze Developments would require several zoning variances 

from the City of Victoria including, in accordance with Victoria’s current ‘Official Community Plan’ (OCP), and in 

accordance with Victoria’s ‘Downtown Core Area Plan’(DCAP): 

 

 Building height zoning variance – The Telus Ocean Building site is currently zoned (CA-4) for buildings up 43m 

in height and permits commercial, office and residential uses.  Commercial buildings are permitted up to 11 storeys 

(based on a commercial storey height of 4.1m).  The current Telus Ocean Building proposal is for a building of 53 

m in height with an average storey height of 4.8m – 10 metres in excess of the current allowance. 

 

 Density zoning variance – The existing CA-4 zoning density allows a density of 3.0:1.  The OCP allows for an 

increased density of up to 4.0:1 in strategic locations.  The current Telus Ocean Building proposal is for a density 

of 5.57:1 – far in excess of the range of allowable density ratios.   

 

 Set-back zoning variance – Current zoning for the Telus Ocean Building site requires a side yard setback of 4.5m.  

The Telus Ocean Building proposal has no setback – the building would extend right to the property line and does 

not meet the current set-back zoning requirements for its location.   

 

 Historic Context - The Historic Context policies of the Downtown Core Area Plan for the Inner Harbour District 

(IHD) where the site for the Telus Ocean Building lies, requires that: 

 

• “New development be sensitively integrated into the historic environment” – Telus/Aryze is proposing a very 

modern architectural design which is a significant departure from the existing historic context of the 

neighbourhood.  It would be a matter of how Council interprets this policy with regard to the proposed Telus 

Ocean Building. 

• “New development be designed with regard for the protection of inner habour views” – The Telus Ocean 

Building obstructs the views of the DoubleTree Hotel (as well as other neighbourhood buildings).  The 

obstruction of the DoubleTree Hotel and Suites existing harbour views will have a negative impact on the 

hotel’s revenue, reducing the room rate that the hotel could charge customers for rooms that would no longer 

enjoy a harbour view as a direct consequence of the current Telus Ocean Building proposal.  

 

Telus Ocean Building Proposal - Overwhelming Massing  

 

The combined impact of the proposed variance in height, density, setback and lack of respect of the building design for the 

historic context of the neighbourhood, will create an enormous building mass that is not in scale with the existing buildings 

and area design.  The resulting negative building ‘massing’ will significantly diminish the City of Victoria’s core visual 

concept for the area and will not respect the present special feel of the neighbourhood.  

 

Telus Ocean Building Proposal – Downtown Core Area Plan Infractions 

 

The official City of Victoria development guide “The Downtown Core Area Plan” section 4.3 states: 

 

“Supporting context-sensitive developments that complement the existing Downtown Core Area through siting, 

orientation, massing, height, setbacks, materials and landscaping.” 

 



Executive House Limited 

October 1, 2020 

Page 4 of 5 

As noted above, the proposed Telus Ocean Building does not respect the vision of a “context-sensitive development” as 

stipulated in the DCAP with regard to massing, height, setbacks or materials.  Rather the Telus/Aryze proposal is requesting 

exceptions to all the neighbourhood visions considerations related to massing, height, setbacks, and materials. 

 

Understanding that the site known as the Apex site – the site of the proposed Telus Ocean Building – is the last remaining 

unbuilt lot in this area, the central development challenge for the building design will be to sensitively fit into the historic 

context of the neighbourhood and to meet the zoning requirements that were designed to preserve and protect the historic 

neighbourhood context. 

 

Telus Ocean Building Proposal – City of Victoria Breaking Faith with Existing IHD Community 

 

The existing Inner Harbour District community – including residents, businesses and government – built, purchased or 

leased property in the expectation that the City of Victoria’s Downtown Core Area Plan, Official Community Plan, existing 

zoning requirements and other stated visions and regulations for the area, would be respected.  The DCAP and OCP provide 

existing residential and commercial occupants in the IHD with some assurance that they can foresee the potential impact of 

further building development on their properties and neighbourhood experience.  Continued adherence to the DCAP and 

OCP by the City of Victoria is essential to maintaining good faith with the existing residential and business community.  To 

allow the Telus/Aryze building proposal to exceed the existing building development guidelines and zoning requirements 

would be for the City of Victoria to break faith with the existing residential and business community. 

 

Telus Ocean Building Proposal – City of Victoria Negatively Impacting Investor Confidence 

 

Existing residents and businesses made property investment and leasing decisions based on the City of Victoria’s 

development guidelines and zoning regulations as stated in the Downtown Core Area Plan and Official Community Plan.  

If the City of Victoria does not respect its own development guidelines and zoning regulations as stated in the DACP and 

OCP, and does not require the Telus /Aryze partnership to develop a Telus Ocean Building that respects the current 

development guidelines and zoning regulations, a decision which will have negative business and revenue impacts for the 

DoubleTree Hotel and Suites, the City of Victoria will erode investor confidence in the City.  How will residents, and 

businesses have future confidence that they can make sound property investment decisions in a City that does not follow or 

respect, but rather breaks its own business development and zoning regulations?  

 

Telus Ocean Building – Negative Business Impact on DoubleTree Hotel and Suites 

 

In 2012, Executive House Limited, the local owner of the DoubleTree Hotel and Suites, made the decision to make a 

substantial business and commercial investment in the upgrading of the hotel property.  This investment enabled the hotel 

to become part of a significant international hotel franchise – a franchise that brings a strong international brand to the City 

of Victoria, with all of the associated destination and marketing advantages of the franchise’s large tourist base. 

 

Executive House made the property investment on the understanding that the City of Victoria would respect its own 

development guidelines and zoning regulations as stated in the DACP and OCP, which would assure our company that we 

could reasonably foresee the potential future impact of further building development in the hotel’s vicinity. 

 

A failure on the part of the City of Victoria to require the Telus Ocean Building design to adhere to the existing building 

development and zoning guidelines, will result in numerous negative impacts on the DoubleTree Hotel and Suites, 

including: 

 

 Elimination of Hotel Views and Reduction in Light Quality- The proposed height of the Telus Ocean Building (10 

metres above the current zoning allowance) would permanently block the front-facing city and harbour views of 

the hotel and significantly diminish the light quality of the DoubleTree Hotel which would dramatically reduce the 

potential room rates associated with these rooms, and negatively impact the future marketability and customer 

experience of the hotel.  

 

 Reduction in Future Hotel Revenue Potential - The proposed height of the Telus Ocean Building would reduce 

the future revenue potential of the hotel (as described above).  For example, a room with a view can be charged out 

at $200/night compared to $120/night for a room without a view – putting further strain on Victoria’s Premier Hotel 
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Facilities in an environment currently experiencing a diminishing hotel inventory.  The DoubleTree Hotel would 

like to propose some design modifications to the Telus Ocean Building to retain some of the hotel’s views and light 

quality, while still enabling the Telus building development to proceed.  

 

 Potential De-valuation of Renovation Investment in a Premier Victoria Hotel – In 2012, Executive House Limited 

made a significant $20 million investment in the upgrade of the hotel to meet the standard of a Premier DoubleTree 

Inn Hotel franchise. That investment has enhanced the hotel offerings in the City of Victoria and supported the 

marketing of the City of Victoria to the National and International Club Members, bringing in tourists to the City 

of Victoria that may not otherwise have chosen Victoria as a tourism destination.  The City of Victoria needs to 

respect this investment and beneficial City of Victoria marketing support associated with the DoubleTree Hotel 

brand by protecting the hotel’s marketing advantages (views, sight lines and light quality) that will be negatively 

impacted by the Telus Ocean Building as currently proposed. 

   

 Protection of Existing Hotel Inventory in an Environment of Diminishing Hotel Inventory - The City of Victoria 

needs to protect – to the fullest extent possible – the existing hotel inventory in an environment characterized by 

diminishing hotel inventory.  As a result of a variety of factors the number of available hotel rooms in Victoria has 

been significantly decreased.  The decreased number of hotel rooms is having a negative impact on the City’s 

tourism industry, which is the second largest industry in Victoria. 

 

Protection of Hotel Inventory and Tourism Industry 

 

The Tourism industry is the City of Victoria’s second largest industry creating significant revenue, jobs, and economic value 

to the city.  The continued growth and development of the tourism industry in Victoria, as a leading creator of revenue, jobs 

and economic value for the provincial Capital, requires the protection of existing hotel inventory (not to mention a 

commensurate growth and development of new hotel inventory to provide sufficient hotel capacity to meet the requirements 

of major events and conferences).  The City of Victoria can protect the tourism value some of its existing hotel inventory 

by requiring the Telus Ocean Building Design to respect the existing building development and zoning regulations. 

 

 

CONCLUSION 

 

The Telus Ocean Building as currently proposed by Telus and Aryze Developments is not incompliance with the City of 

Victoria’s current building development and zoning regulations for the Inner Harbour District. The proposed Telus Ocean 

building exceeds current zoning regulations related to building height, density and setback, and as such creates an enormous 

mass that will overwhelm the site.  The proposed building design does not respect, or sensitively integrate into, the historic 

context of the neighbourhood and will significantly alter the overall skyline and character of the existing neighbourhood.  

The proposed building height, density, and setback – all of which exceed current zoning regulations - will also significantly 

diminish the light quality and sight lines in the neighbourhood.  Further, the Telus Ocean Building will eliminate or reduce 

existing harbour views for many residential and commercial properties negatively impacting property values and business 

revenues. 

   

As currently proposed the Telus Ocean Building will result in numerous negative impacts to the residents, businesses, the 

overall look and feel of the Inner Harbour District neighbourhood, the Tourism industry, and the City of Victoria. 

 

The City of Victoria must not agree to the zoning variances being requested by the Telus/Aryze partnership and thereby 

break the City of Victoria’s own building development and zoning regulations.  To do so would risk generating bad faith 

with the existing residential and commercial community and breaking residential and commercial investor confidence in 

the City of Victoria.  

 

Executive House Limited would like to work with the City of Victoria, Telus and Aryze Developments to identify and 

secure some design modifications to the currently proposed Telus Ocean Building to ensure that the building design respects 

all of the current building dev elopement and zoning requirements with regard to height, density, setback, and sensitivity to 

the historic character of the neighbourhood, and in this way mitigate any potentially negative impacts of the proposed 

building to the existing residential, business and government community members, while still enabling a Telus building 

development to proceed. 



Please consider including anti-bird strike tech for the building.  A lit glass building will cause 
many birds to be killed as they get confused by the lights at night and fly into the building this 
happens often with glass towers. 
 
I don’t want to see dead and dying birds about the building every morning.  
 
I recommend considering the following: 
 
* Turn off all lights at night 
* include anti reflective film 
* contact experts on what can be done to minimize birds hitting the building (Perhaps a good 
study for Uvic) 
 
I’m by no means an expert on this topic, please seek out actual subject matter experts.   From 
what I can tell this is not really expensive and can save a great number of birds 
 
Best Regards, 
Mathew Moore 
 
1507-751 Fairfield rd 
Victoria BC 
V8W4A4 



Hi , I am a resident and owner in the fall building at 902- 708  
Burdett Ave. Victoria BC and have serious concerns about the proposed Telus development 
as following: 

 The number of proposed floors and permitted density; 
 Visual impact and commercial signage on surrounding historical building and the city 

skyline; 
 Monumental building design, overhang, and public space; 
 Accessing the view for my unit 

 

Cheers! 

Maliheh Sayah Sina 
 



Hi Telus/Aryze, 
 
I am a resident/owner/taxpayer in Victoria.  
 
Please follow up on your promises of a view study and marking the outline of the proposed 
Ocean building on Douglas St. 
 
warm regards, ron proulx   
 



Hi ,  
 
I am a resident and owner in the Falls building. When I heard about the Telus building and 
their plans for it, I was totally shocked. I am not talking about raising a 53m glass wall with 
signs on it just 17 meters from my condo. I am thinking about how on earth somebody 
accepts to build a monster building in a small triangle land in the lovely cozy heart of 
downtown. Such a building in a street like Fort is perfect and the city needs it but in this 
place I can't see any reason for that.  
 
I am from Iran and am familiar with steps to deface a city and ruin all its characters, I am 
worried to see the same procedure here in beautiful Victoria.  
 
Thanks  
 
Ali Khashei 
 



To whom it may concern,  
 
I have a few concerns regarding the new Telus tower. I would appreciate any information 
you could provide me with this matter.  
 
1) Light pollution. I already struggle from the light from the dollar tree hotel across the 
street. This problem is exacerbated when their light is put on loosely a continuously blinks 
throughout the night. My brother suffers from seizures and when he visits this is a cause of 
real stress. With the Telus tower going up I am concerned that the light pollution would get 
worst. Is there any way to limit this in some way with respect to neon signs going up and 
the hours that they can be left on? 
 
2) Damage caused to surrounding buildings by the vibrations during excavation. Who would 
be responsible for the cost of such damage should it occur. Can we ensure the new 
developers will have to legally commit to covering the cost of such damage to surrounding 
owners prior to approval for the development? 
 
3) Height and design. While I realize it is unreasonable to make a point about a fact that 
would be personal to me and those who live in the south tower at the falls. My mom bought 
this condo in Oct. 2017 at the peak of the market and paid a premium for the view that we 
would have. The proposed development would mean we would lose not only our view but 
the natural sunlight we get from the south-facing tower. While I doubt we could limit the 
height of the Telus Tower in any meaningful way, I hope the design could mimic that of the 
dollar tree in the angle of the development as this would help give symmetry to the 
buildings in the area and would help with the city's esthetics.  
 
Looking forward to hearing from you. 
Sincerely,  
 
 
Masih Alaeitafti, RPh 
BSc. Pharmacy Class of 2015 | University of British Columbia 
 



Hello: 
 
I wish to voice my concerns over the TELUS Ocean Proposal: 
 
1.  The building is too large for the site 
 
2.  The signage on the West Face will forever destroy the vista of the 
Empress Hotel by appearing over the top of the Hotel. 
 
3.  The massive height and overall size of the building destroys the 
view from several buildings and casts shadows into areas where there was 
sunlight before. 
 
4.  The design of the building does not fit the area or the downtown core. 
 
 
Please reconsider any approval being for this project going forward as 
proposed. 
 
 
Debra Bingham 
 
Resident of the Falls 



Hello: 
 
I wish to voice my concerns over the TELUS Ocean Proposal: 
 
1.  The building is too large for the site 
 
2.  The signage on the West Face will forever destroy the vista of the 
Empress Hotel by appearing over the top of the Hotel. 
 
3.  The massive height and overall size of the building destroys the 
view from several buildings and casts shadows into areas where there was 
sunlight before. 
 
4.  The design of the building does not fit the area or the downtown core. 
 
 
Please reconsider any approval being for this project going forward as 
proposed. 
 
 
Stafford Bingham 
 
Resident of the Falls 
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Katie Lauriston

From: Miko Betanzo

Sent: October 6, 2020 9:49 AM

To: Katie Lauriston

Subject: FW: DoubleTree Hotel and Suites - Failure to Receive Notification of Telus Ocean 

Building Proposal for Consultation 

Attachments: Executive House Ltd. - Briefing Note - Telus Ocean Building- - Sep 28, 2020.docx

Follow Up Flag: Follow up

Flag Status: Flagged

HI Katie,  

Can you please add this email and its attachment to the communication record for 767 Douglas- Telus Ocean.  

 

Thanks 

 

Miko Betanzo 

Senior Planner – Urban Design 

Sustainable Planning & Community Development  
City of Victoria, 1 Centennial Square, Victoria BC  V8W 1P6 

mbetanzo@victoria.ca 

 
T 250.361.0604     F 250.361.0386 

 

 

From: Francis Mairet   

Sent: October 5, 2020 12:10 PM 

To: Miko Betanzo <mbetanzo@victoria.ca> 

Cc: Andrea Phillips ; Alan Lowe Office ; Wpc ; 

Karin MacMillan  

Subject: RE: DoubleTree Hotel and Suites - Failure to Receive Notification of Telus Ocean Building Proposal for 

Consultation  

 

Dear Miko,  

 

Thank you for meeting with Alan Lowe and Karin Macmillan (via Zoom) last week to discuss the DoubleTree Hotel and 

Suites concerns about the proposed Telus Ocean Building, and in particular the volume of zoning variances being 

requested by Telus and Aryze Developments as well as the lack of sensitivity of the design with regard to the historic 

character of the neighbourhood. 

 

I understand that the City of Victoria will not be holding a Public Hearing to consult with the community on the 

proposed design of the Telus Ocean Building as would normally be required as part of the approval process, as part of 

social distancing measures related to the ongoing COVID pandemic.  I further understand that in lieu of the normal 

Public Hearing the City of Victoria determined to send our a Notification to residents and businesses within a 200 metre 

radius of the Telus Ocean Building site, and that those residents and businesses would have 30 days to submit 

comments and responses to the Telus Ocean Building proposal. 

 

Please accept this letter as confirmation that the DoubleTree Hotel and Suites has not received that 

Notification.  Further, please accept this letter as confirmation of our interest in receiving the Notification and our 

interest in responding to the Notification.  

          

 

 

  

 

 

 
 

 
 



2

 

In the event that that there continues to be a disconnect communication challenge with regard to our receiving of the 

Notification, please also accept this letter as notification from the Double Tree Hotel and Suites that the Brief we 

submitted to the City of Victoria on October 1, 2020 is our formal  response to the Notification, so that our voice may be 

heard in this process.  I have attached the Brief again, for your convenience. 

 

We are concerned that if the DoubleTree Hotel and Suites did not receive the Notification that other businesses and 

residents in the 200 metre radius may also not have received the Notification.  Perhaps the City should consider 

verifying that all eligible respondents have indeed received the Notification and are in fact given a chance to be 

consulted about the Telus Ocean Building design, as they should be as part of the City’s formal approval process.  It 

seems only fair that a building with the proposed impact on the City in terms of the magnitude and mass of the current 

Telus Ocean Building design be properly considered  by the community and by the City and that the building conform to 

required zoning variances. 

 

Sincerely, 

 

Regards,  

 

 

Francis D. Mairet, MBA 

Principal 

Mairet Hotels 

T:  

E:  

W: www.mairethotels.com 
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Executive House Limited 

Expression of Concerns   

Telus/Aryze Development Proposal 

For Apex Site 

Working Draft 
 
 

ISSUE 

 

Executive House Limited has some serious concerns about the potentially negative tourism, neighbourhood and business 

impact on the company’s DoubleTree Hotel and Suites related to the currently proposed ‘Telus Ocean Building’ by the 

partnership of Telus and Aryze Developments to be located at the corner of Douglas Street and Humboldt Street in 

downtown Victoria.   

 

Executive House Limited is concerned that the proposed Telus Ocean Building is not incompliance with the City of 

Victoria’s current zoning regulations for the Inner Harbour District and that the building design does not respect, or 

sensitively integrate into, the historic environment of the neighbourhood.  The proposed Telus Ocean building exceeds 

current zoning regulations related to building height, density and setback, and as such will overwhelm the site, the nearby 

historic buildings, residential buildings, hotels and other area occupants, and overall skyline and character of the existing 

neighbourhood.  The height, density and setback of the Telus Ocean Building will also significantly diminish the light 

quality of the immediate area in the neighbourhood.  Further, the Telus Ocean Building will eliminate or reduce existing 

harbour views for many residential and commercial properties negatively impacting property values and business revenues.   

 

Executive House Limited would like to work with the City of Victoria, Telus and Aryze Developments  to identify and 

secure some design modifications to the currently proposed Telus Ocean Building to ensure that the building respects all of 

the current zoning requirements with regard to height, density, setback, and sensitivity to the historic character of the 

neighbourhood, and in this way mitigate any potentially negative impacts of the proposed building to the existing residential, 

business and government community members, while still enabling a Telus building development to proceed. 

 

 

BACKGROUND 

 

APEX Site - City of Victoria 

 

The City of Victoria initiated a Request for Expressions of Interest (RFEI) process in 2017 to develop a 27,790 square foot 

triangular parcel created as part of the original infilling of James Bay in the early 1900’s.  The parcel sits at the corner of 

Douglas Street and Humboldt Street in downtown Victoria, British Columbia.  The property, commonly referred to at the 

‘Apex Site’, is the last remaining development site in the downtown area known as the ‘Inner Harbour District’. 

 

The site rests on the Traditional Territory of the Lekwungen People.  The Songhees and Xwsepsum people (Esquimalt 

Nations) have a continuing, historical relationship with the land. 

   

The City of Victoria selected the RFEI submission made by the then partnership between Telus and Jawl Properties, from 

six bids submitted as part of the RFEI process.  Jawl Properties has since pulled out of the partnership and is no longer the 

proposed developer for the Apex Site.  Telus has since partnered with Aryze Developments to develop the APEX site 

development. 

 

It is our understanding that Telus/Aryze Developments will acquire the city-owned Apex site for $8.1 million, plus up to 

$1.1 million depending on the final proposal submitted.  It is also our understanding that the City of Victoria and Telus/Aryze 

will share the environmental and geotechnical costs to remediate the currently contaminated site.  The City of Victoria is 

expected to contribute $2.37 million in remediation costs. 
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Proposed Telus Ocean Building 

 

Telus and Aryze Developments are proposing to develop a very modern 11 storey, 53 metre high, 155,000 square foot 

flatiron shaped building.  The proposal submitted by Telus/Aryze is designed to accommodate the Telus Regional 

Headquarters and Innovation Centre and other leasable office space, including 117,000 square feet of office space and 5,000 

square feet of retail and restaurant space.  The proposal includes: 

 

 117,000 of office space over eight upper levels  

 5,000 square feet of retail and restaurant space on the ground level 

 Large Entrance Lobby with Tidal Pool 

 Tiered rooftop garden spaces and water features 

 Large video screen on the south plaza for community events 

 Three underground floors of parking space to accommodate 127 vehicles and 140 bikes 

 

Telus Ocean Building Proposal – Alignment with City of Victoria Planning Objectives  

 

Executive House appreciates that the proposed Telus Ocean Building aligns with some of the goals and objectives of the 

City of Victoria’s recent economic strategy “Victoria 3.0: Pivoting to a Higher Value Economy 2020-2041, Official 

Community Plan and Downtown Core Area Plan.  For example, the proposed Telus Ocean Building will support the City’s 

economic strategy goals of continuing to grow the technology sector and maintain the sector as the City’s largest industry 

to create an Innovation District and support the creation of a high value economy and high-value jobs in Victoria. 

 

The Telus Ocean Building proposal also supports some of the objectives of Victoria’s Official Community Plan (OCP) 

adopted in 2012, including new employment growth focused in the urban core specialized in the incubation, growth and 

retention of advanced technology. 

 

The proposal also supports some of the economic activity policies of the Downtown Core Area Plan for the IHD including 

ensuring new development within the IHD accommodates uses that contribute to the vitality and economic health of the 

area. 

 

Telus Ocean Building Proposal – Lack of Conformity to Zoning Regulations and Historic Context of Neighbourhood 

 

Executive Houses’ concerns about the proposed Telus Ocean Building are not related to the economic value and business 

activities associated with the proposed building, our concerns are related to the proposed Telus Ocean Building design – 

specifically the fact that the currently proposed design significantly exceeds the City of Victoria’s zoning regulations for 

the Inner Harbour District with regard to height, density, setback, and sensitivity to the historic character of the 

neighbourhood, and as such will overwhelm the site, the nearby historic buildings, other area occupants, and overall skyline 

and character of the existing neighbourhood.  The height, density and setback of the Telus Ocean Building will also 

significantly diminish the light quality of the immediate area in the neighbourhood, and eliminate or reduce existing harbour 

views for many residential and commercial properties negatively impacting property values and business revenues 

 

We believe that if the Telus Ocean Building was designed and built in accordance with the existing zoning regulations with 

regard to building height, density, setback, and, sensitivity to the historic character of the neighbourhood, the negative 

impacts of the proposed building to the existing residential and business community members could be mitigated, while 

still enabling a Telus building development to proceed. 

 

Victoria Downtown Core Area Plan 

 

The site of the Telus Ocean Building is located within the area designated as the “Inner Habour District” (IHD) of the 

Downtown Core Area Plan Ensure that new development within the IHD accommodates uses that contribute to the vitality 

and economic health of the area: 

 

 Maintain the IHD as a focus for tourism-related activities as well as Provincial Government office and business 

activities 
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The proposal is not compatible with the Historic Context policies of the Downtown Core Area Plan for the IHD, including 

the following policies: 

 

 Support the protection and rehabilitation of heritage properties and ensure new infill development and 

improvements to the public realm are sensitively integrated into the historic environment 

 Maintain key public views of the Inner Harbour to meet the urban design objectives of the Plan 

 

 Telus Ocean Building Proposal – Zoning Infractions 

 

The Telus Ocean Building, as currently proposed by Telus and Aryze Developments would require several zoning variances 

from the City of Victoria including, in accordance with Victoria’s current ‘Official Community Plan’ (OCP), and in 

accordance with Victoria’s ‘Downtown Core Area Plan’(DCAP): 

 

 Building height zoning variance – The Telus Ocean Building site is currently zoned (CA-4) for buildings up 43m 

in height and permits commercial, office and residential uses.  Commercial buildings are permitted up to 11 storeys 

(based on a commercial storey height of 4.1m).  The current Telus Ocean Building proposal is for a building of 53 

m in height with an average storey height of 4.8m – 10 metres in excess of the current allowance. 

 

 Density zoning variance – The existing CA-4 zoning density allows a density of 3.0:1.  The OCP allows for an 

increased density of up to 4.0:1 in strategic locations.  The current Telus Ocean Building proposal is for a density 

of 5.57:1 – far in excess of the range of allowable density ratios.   

 

 Set-back zoning variance – Current zoning for the Telus Ocean Building site requires a side yard setback of 4.5m.  

The Telus Ocean Building proposal has no setback – the building would extend right to the property line and does 

not meet the current set-back zoning requirements for its location.   

 

 Historic Context - The Historic Context policies of the Downtown Core Area Plan for the Inner Harbour District 

(IHD) where the site for the Telus Ocean Building lies, requires that: 

 

• “New development be sensitively integrated into the historic environment” – Telus/Aryze is proposing a 

very modern architectural design which is a significant departure from the existing historic context of the 

neighbourhood.  It would be a matter of how Council interprets this policy with regard to the proposed 

Telus Ocean Building. 

• “New development be designed with regard for the protection of inner habour views” – The Telus Ocean 

Building obstructs the views of the DoubleTree Hotel (as well as other neighbourhood buildings).  The 

obstruction of the DoubleTree Hotel and Suites existing harbour views will have a negative impact on the 

hotel’s revenue, reducing the room rate that the hotel could charge customers for rooms that would no 

longer enjoy a harbour view as a direct consequence of the current Telus Ocean Building proposal.  

 

Telus Ocean Building Proposal - Overwhelming Massing  

 

The combined impact of the proposed variance in height, density, setback and lack of respect of the building design for the 

historic context of the neighbourhood, will create an enormous building mass that is not in scale with the existing buildings 

and area design.  The resulting negative building ‘massing’ will significantly diminish the City of Victoria’s core visual 

concept for the area and will not respect the present special feel of the neighbourhood.  

 

Telus Ocean Building Proposal – Downtown Core Area Plan Infractions 

 

The official City of Victoria development guide “The Downtown Core Area Plan” section 4.3 states: 

 

“Supporting context-sensitive developments that complement the existing Downtown Core Area through siting, 

orientation, massing, height, setbacks, materials and landscaping.” 
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As noted above, the proposed Telus Ocean Building does not respect the vision of a “context-sensitive development” as 

stipulated in the DCAP with regard to massing, height, setbacks or materials.  Rather the Telus/Aryze proposal is requesting 

exceptions to all the neighbourhood visions considerations related to massing, height, setbacks, and materials. 

 

Understanding that the site known as the Apex site – the site of the proposed Telus Ocean Building – is the last remaining 

unbuilt lot in this area, the central development challenge for the building design will be to sensitively fit into the historic 

context of the neighbourhood and to meet the zoning requirements that were designed to preserve and protect the historic 

neighbourhood context. 

 

Telus Ocean Building Proposal – City of Victoria Breaking Faith with Existing IHD Community 

 

The existing Inner Harbour District community – including residents, businesses and government – built, purchased or 

leased property in the expectation that the City of Victoria’s Downtown Core Area Plan, Official Community Plan, existing 

zoning requirements and other stated visions and regulations for the area, would be respected.  The DCAP and OCP provide 

existing residential and commercial occupants in the IHD with some assurance that they can foresee the potential impact of 

further building development on their properties and neighbourhood experience.  Continued adherence to the DCAP and 

OCP by the City of Victoria is essential to maintaining good faith with the existing residential and business community.  To 

allow the Telus/Aryze building proposal to exceed the existing building development guidelines and zoning requirements 

would be for the City of Victoria to break faith with the existing residential and business community. 

 

Telus Ocean Building Proposal – City of Victoria Negatively Impacting Investor Confidence 

 

Existing residents and businesses made property investment and leasing decisions based on the City of Victoria’s 

development guidelines and zoning regulations as stated in the Downtown Core Area Plan and Official Community Plan.  

If the City of Victoria does not respect its own development guidelines and zoning regulations as stated in the DACP and 

OCP, and does not require the Telus /Aryze partnership to develop a Telus Ocean Building that respects the current 

development guidelines and zoning regulations, a decision which will have negative business and revenue impacts for the 

DoubleTree Hotel and Suites, the City of Victoria will erode investor confidence in the City.  How will residents, and 

businesses have future confidence that they can make sound property investment decisions in a City that does not follow or 

respect, but rather breaks its own business development and zoning regulations?  

 

Telus Ocean Building – Negative Business Impact on DoubleTree Hotel and Suites 

 

In 2012, Executive House Limited, the local owner of the DoubleTree Hotel and Suites, made the decision to make a 

substantial business and commercial investment in the upgrading of the hotel property.  This investment enabled the hotel 

to become part of a significant international hotel franchise – a franchise that brings a strong international brand to the City 

of Victoria, with all of the associated destination and marketing advantages of the franchise’s large tourist base. 

 

Executive House made the property investment on the understanding that the City of Victoria would respect its own 

development guidelines and zoning regulations as stated in the DACP and OCP, which would assure our company that we 

could reasonably foresee the potential future impact of further building development in the hotel’s vicinity. 

 

A failure on the part of the City of Victoria to require the Telus Ocean Building design to adhere to the existing building 

development and zoning guidelines, will result in numerous negative impacts on the DoubleTree Hotel and Suites, 

including: 

 

 Elimination of Hotel Views and Reduction in Light Quality- The proposed height of the Telus Ocean Building (10 

metres above the current zoning allowance) would permanently block the front-facing city and harbour views of 

the hotel and significantly diminish the light quality of the DoubleTree Hotel which would dramatically reduce the 

potential room rates associated with these rooms, and negatively impact the future marketability and customer 

experience of the hotel.  

 

 Reduction in Future Hotel Revenue Potential - The proposed height of the Telus Ocean Building would reduce 

the future revenue potential of the hotel (as described above).  For example, a room with a view can be charged out 

at $200/night compared to $120/night for a room without a view – putting further strain on Victoria’s Premier Hotel 
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Facilities in an environment currently experiencing a diminishing hotel inventory.  The DoubleTree Hotel would 

like to propose some design modifications to the Telus Ocean Building to retain some of the hotel’s views and light 

quality, while still enabling the Telus building development to proceed.  

 

 Potential De-valuation of Renovation Investment in a Premier Victoria Hotel – In 2012, Executive House Limited 

made a significant $20 million investment in the upgrade of the hotel to meet the standard of a Premier DoubleTree 

Inn Hotel franchise. That investment has enhanced the hotel offerings in the City of Victoria and supported the 

marketing of the City of Victoria to the National and International Club Members, bringing in tourists to the City 

of Victoria that may not otherwise have chosen Victoria as a tourism destination.  The City of Victoria needs to 

respect this investment and beneficial City of Victoria marketing support associated with the DoubleTree Hotel 

brand by protecting the hotel’s marketing advantages (views, sight lines and light quality) that will be negatively 

impacted by the Telus Ocean Building as currently proposed. 

   

 Protection of Existing Hotel Inventory in an Environment of Diminishing Hotel Inventory - The City of Victoria 

needs to protect – to the fullest extent possible – the existing hotel inventory in an environment characterized by 

diminishing hotel inventory.  As a result of a variety of factors the number of available hotel rooms in Victoria has 

been significantly decreased.  The decreased number of hotel rooms is having a negative impact on the City’s 

tourism industry, which is the second largest industry in Victoria. 

 

Protection of Hotel Inventory and Tourism Industry 

 

The Tourism industry is the City of Victoria’s second largest industry creating significant revenue, jobs, and economic value 

to the city.  The continued growth and development of the tourism industry in Victoria, as a leading creator of revenue, jobs 

and economic value for the provincial Capital, requires the protection of existing hotel inventory (not to mention a 

commensurate growth and development of new hotel inventory to provide sufficient hotel capacity to meet the requirements 

of major events and conferences).  The City of Victoria can protect the tourism value some of its existing hotel inventory 

by requiring the Telus Ocean Building Design to respect the existing building development and zoning regulations. 

 

Conclusion 

 

The Telus Ocean Building as currently proposed by Telus and Aryze Developments is not incompliance with the City of 

Victoria’s current building development and zoning regulations for the Inner Harbour District. The proposed Telus Ocean 

building exceeds current zoning regulations related to building height, density and setback, and as such creates an enormous 

mass that will overwhelm the site.  The proposed building design does not respect, or sensitively integrate into, the historic 

context of the neighbourhood and will significantly alter the overall skyline and character of the existing neighbourhood.  

The proposed building height, density, and setback – all of which exceed current zoning regulations - will also significantly 

diminish the light quality and sight lines in the neighbourhood.  Further, the Telus Ocean Building will eliminate or reduce 

existing harbour views for many residential and commercial properties negatively impacting property values and business 

revenues. 

   

As currently proposed the Telus Ocean Building will result in numerous negative impacts to the residents, businesses, the 

overall look and feel of the Inner Harbour District neighbourhood, the Tourism industry, and the City of Victoria. 

 

The City of Victoria must not agree to the zoning variances being requested by the Telus/Aryze partnership and thereby 

break the City of Victoria’s own building development and zoning regulations.  To do so would risk generating bad faith 

with the existing residential and commercial community and breaking residential and commercial investor confidence in 

the City of Victoria.  

 

Executive House Limited would like to work with the City of Victoria, Telus and Aryze Developments to identify and 

secure some design modifications to the currently proposed Telus Ocean Building to ensure that the building design respects 

all of the current building dev elopement and zoning requirements with regard to height, density, setback, and sensitivity to 

the historic character of the neighbourhood, and in this way mitigate any potentially negative impacts of the proposed 

building to the existing residential, business and government community members, while still enabling a Telus building 

development to proceed. 
  



From: Robert Gifford
To: Development Services email inquiries
Subject: The Telus Building
Date: October 5, 2020 9:50:13 AM
Attachments: 2012 McCunn Gifford Green Offices.pdf

Dear Karen,
I happened to come across the letter in the Times-Colonist from the
citizen who was concerned about birds’ safety. I heartily agree with
that, having spent 10 years at SFU for my graduate degrees and seeing
the many dead birds there.

However, I believe Telus may not care that much about birds, and I
have a different concern that should, I hope, be of concern to you
as the sustainability person for the city.

(Let me interject first that I also find the building’s height is taller than
one would think from the number of stories, as someone else pointed out,
and I think it helps to damage Victoria’s attraction to visitors as a
heritage town. But those two concerns are also not my main concern.)

My main concern is the unsustainability of a glass-walled building.
They will tell you it is double- or triple-glazed, which doubles or
triples the R-value. However, that is doubling or tripling an R-value
of 1 (single-pane glass). Any normal wall has an R-value of 12, and usually
greater than that. So, just imagine the energy and climate change impact
of a very large all-glass building, over its lifetime! Are we not supposed
to be going in the right direction, starting yesterday?

This does not get into, another concern, the impact on employees. Imagine how it
feels
to be in a glass bubble on a warm day. Oh…air conditioning! Yes, but more energy
used.
One could say, well, that’s Telus’ problem. No, that is society’s problem. Our
problem.
I can cite, if you wish, studies about the impacts of buildings that look like a gem as a
model or from
the street, but are very tough on the poor folks who must work *in* them…again,



over the long life
of such a building. I attach one of my own, for now.
 
Thanks for reading.
 
Robert Gifford PhD FRSC
Professor
University of Victoria
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Architectural Science Review
Vol. 55, No. 2, May 2012, 128–134

Do green offices affect employee engagement and environmental attitudes?

Lindsay J. McCunn∗ and Robert Gifford

Department of Psychology, University of Victoria, PO Box 3050 STN CSC, Victoria, BC, Canada V8W 3P5

Employees working in 15 public- and private-sector office buildings in a mid-sized Canadian city reported their level of work
engagement (as measured by job satisfaction, perceived productivity and affective organizational commitment), environmental
orientation, pro-environmental behaviour and opinions about the physical aspects of their buildings. The buildings’ green
attributes were assessed on an objective 36-item scale. Neither engagement nor environmental attitudes were correlated with
green design attributes. However, employees’ office impressions were significantly negatively correlated with the number of
green design attributes. Surprisingly, the results suggest that green design in office buildings does not have a positive effect
on employee engagement or on environmental attitudes and behaviours.

Keywords: Employee engagement; green building design; satisfaction

Employee engagement is a strong indicator of an inno-
vative and stimulating workplace. Engagement has been
defined as ‘a positive, fulfilling, work-related state of mind
that is characterized by vigor, dedication, and absorption’
(Schaufeli et al. 2002, p. 74). It is often measured by means
of the Utrecht Work Engagement Scale (UWES) (Mont-
gomery et al. 2003, Durán et al. 2004, Schaufeli and Bakker
2004). However, the physical environment of the work set-
ting is not mentioned in any of the 17 items that make up
the UWES.

The government of British Columbia developed the
Workplace Environment Survey (WES) in 2006. Its results
provide insight into how the performance and satisfaction
of the public service might be improved. However, the WES
contains only a small number of questions about the phys-
ical environment of ministry office buildings. Despite this,
in a recent survey, 28% of public sector employees reported
that changes to the physical environment of their workplace
would boost future productivity (British Columbia Public
Service 2007).

Several agencies are working to ascertain how attributes
of green buildings, such as enhanced ventilation, acoustics
and thermal controllability, affect occupants. In the United
States, the Center for the Built Environment (CBE) seeks
to improve the design, operation and environmental qual-
ity of building systems. Research at the CBE often links
physical aspects of occupied space with human behaviours
such as energy consumption and productivity. In Canada,
the National Research Council’s Institute for Research in
Construction examines sustainable technology and design
concepts to learn how to make buildings less resource

∗Corresponding author. Email:

intensive. Similarly, in the United Kingdom, an independent
consultancy called Building Use Studies investigates how
building characteristics affect occupant health, perceived
comfort and control, and productivity.

Academic architectural literature also contains several
studies that focus on one or more occupant outcomes in
relation to building structure, operation or technology (e.g.
Vischer 2008, Baird and Ooosterhoff 2010, Drake et al.
2010). In particular, one study asked whether green build-
ings were perceived as better by users (Leaman and Bordass
2007). Users tended to accept insufficiencies more in green
buildings than in conventional buildings. Another study
explored the relations between the amount of personal
control occupants had over heating, cooling, ventilation,
lighting and noise, and whether such control was consid-
ered to be important (Baird and Lechat 2009). Occupants
perceived the amount of personal control they had over
lighting as reasonable. However, perceived control over
heating and cooling, ventilation and noise was relatively
low. In addition, a post-occupancy evaluation of the Council
House 2 building in Melbourne showed that indoor envi-
ronment quality positively affected perceived satisfaction,
healthiness and productivity of its occupants (Paevere and
Brown 2008).

Despite these efforts, researchers do not seem to have
considered how sustainable built settings affect the array of
attitudes and behaviours that make up employee commit-
ment, engagement and pro-environmental conduct. There-
fore, an appropriate next step for this body of research
is to explore employee engagement in workplaces with
different physical characteristics, such as varying degrees
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of ‘greenness’. This initial study examines whether green
design attributes in office buildings are associated with
employees’ engagement attitudes and reported environ-
mental behaviours.

The green workplace
Sustainable buildings maximize the use of natural and
renewable resources in order to lower consumption of non-
renewable energy and materials, and to decrease project and
maintenance costs (Williams 2007). Leadership in Energy
and Environmental Design (LEED) considers a building
sustainable if it reduces waste and water use, increases
reuse, recycling and energy-use monitoring through effi-
cient appliances, fixtures and fittings (Canada Green Build-
ing Council 2009). Generally, LEED accredits commer-
cial buildings based on performance in seven key areas:
indoor environmental quality, regional priority, innovation
in design, sustainable sites, water efficiency, energy and
atmosphere and materials and resources (Canada Green
Building Council 2009). The latter four of these areas are
compatible with Williams’ definition of sustainable design.

Healthy buildings are designed for occupant comfort
and health. Although environmentally friendly materials
and technologies may be integrated into a healthy build-
ing, non-renewable energy sources, such as fossil fuels, are
typically used. Williams (2007) notes that if energy utilized
in healthy designs is not sustainable, the building itself can-
not be considered sustainable. In the present study, healthy
buildings were defined as having contemporary daylight-
ing and indoor air quality strategies, controllable thermal
settings, non-toxic paint, low volatile organic compound
carpeting and finishing materials, and employing strategies
to reduce off-gassing and the growth of bacteria. Among
LEED’s seven areas of performance, the one that most
closely represents healthy design is indoor environmental
quality section. To receive credits in this area, a building
must incorporate enhanced ventilation strategies and imple-
ment an indoor air quality management plan. Low-emitting
materials, controllability of systems, thermal comfort and
access to daylight and views are also requirements in this
section (Canada Green Building Council 2009).

Despite the differences between the terms ‘sustainable’
and ‘healthy’, the word ‘green’ is often used to refer to
both types of design attributes. LEED, the Canadian Mort-
gage and Housing Corporation (CMHC) and BOMA do not
formally distinguish between these terms.

Why green design may influence employees’ attitudes
and behaviours
Work environments ought to reflect an organization’s sense
of identity to promote positive employee attitudes and per-
formance through teamwork and collaboration (McCoy
2002). Decoration, allocation of space, signs, artwork and
colour are a few design features that help communicate this

to employees (McCoy 2002). Design features that facilitate
task accomplishment also bolster employee satisfaction,
productivity and commitment (e.g. the size and quality
of workspaces, meeting spaces and designated areas for
joint activities). Attributes such as these are commonly
built into green buildings. Other green design attributes,
such as environmental controllability, recycling options and
showers can communicate an organization’s environmental
orientation.

The literature on biophilic architecture in relation to
occupants’ cognitive and emotional functioning suggests
that contact with natural forms can be healthy and restora-
tive (Joye 2007). Studies on the aesthetic appeal of nat-
ural content show that, in particular, calm water features
and vegetative attributes contribute to positively valenced
reactions towards settings (Joye 2007). Given that green
buildings often incorporate features intended to positively
affect attention restoration and stress reduction in occu-
pants (e.g. outdoor views, indoor vegetation, landscape
artwork, architectural imitations of natural forms), and
because organizations that operate in green buildings would
seem to be communicating their regard for the environment
to employees and others, we hypothesize that employees
working in offices with more green design attributes will
report greater work engagement (i.e. higher job satisfaction,
perceived productivity and affective organizational com-
mitment) than those working in offices with fewer green
design attributes. We also hypothesized that mere exposure
to a green workplace is associated with employee concern
for the environment and pro-environmental behaviour.

However, whether working in a green building is asso-
ciated with pro-environmental behaviour in its occupants
is unknown. We are unaware of any empirical studies
of this question. In the closest study we could locate,
mere exposure to sustainable products increased altruistic
behaviour in consumers (Mazar and Zhong 2010). Perhaps
exposure to green design attributes in the workplace influ-
ences employees’ engagement and behaviours in a similar
manner.

Method
Participants
Seventy-seven adults (52 women and 25 men, M = 40
years) with varying education and job levels volunteered
to participate. They were recruited by obtaining permis-
sion to circulate a questionnaire to employees by email in
15 urban office buildings. They had spent an average of 4
years working in their office building.

Materials
A questionnaire was provided to employees electronically.
Job satisfaction was measured with an 18-item subscale
from the Job Descriptive Index (JDI; Smith et al. 1969).
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Participants were asked to choose one of three options
(‘yes,’ ‘no’ or ‘I don’t know’) to indicate whether a spe-
cific word described their job (e.g. ‘routine’, ‘frustrating’
or ‘useful’).

Perceived productivity was measured by asking whether
employees considered their hours spent at work as produc-
tive (e.g. McGuire and Liro 1986) using a 5-point scale
ranging from ‘strongly disagree’ (1) to ‘strongly agree’
(5). Other measurements of perceived productivity included
asking participants to estimate how many productive hours
they experienced in a typical work week, whether they
felt their office environment allowed them to be as pro-
ductive as they would like using a 5-point scale ranging
from ‘strongly disagree’ (1) to ‘strongly agree’ (5) and
whether any concerns had been voiced about the impact
of the office environment on productivity (‘yes’ or ‘no’).
Space for open-ended elaboration on this question was
provided.

Organizational commitment is the degree of psycholog-
ical identification with, or attachment to, an organization
and is related to job satisfaction and motivation (Schultz
and Schultz 1998), and three types of organizational com-
mitment have been proposed: affective, continuance and
normative (Allen and Meyer 1987). Essentially, employ-
ees with strong affective organizational commitment remain
working for an organization because they want to, whereas
those with strong continuance organizational commitment
remain because they feel they need to and employees with
strong normative organizational commitment stay because
they feel they ought to (Allen and Meyer 1990). Only the
affective form of organizational commitment correlates pos-
itively with job satisfaction and pro-social behaviour (Porter
et al. 1974). Thus, the Affective Commitment Scale (ACS;
Allen and Meyer 1990) was used to assess employees’ emo-
tional attachment to, identification withand involvement
in, an organization (Solinger et al. 2008). Responses were
made on a 7-point scale ranging from ‘strongly disagree’
(1) to ‘strongly agree’ (7).

The New Ecological Paradigm scale (NEP; Dunlap et al.
2000) was included to measure pro-environmental orienta-
tion. The NEP uses a 5-point scale ranging from ‘strongly
agree’ (1) to ‘strongly disagree’ (5). In addition, participants
were asked about their pro-environmental behaviour using
the General Measure of Ecological Behaviour scale (GEB;
Kaiser 1998), recently adapted by Gifford et al. (2009) for
use in North America.

The authors created the General Office Opinion Scale
(GOOS). Nine yes- or no-type questions were created to
measure employees’ opinions about the amount of gen-
eral and personal space in their office, noise concealment
from inside and outside the building, lighting conditions
and whether they considered their office building as green.

Finally, participants reported their age, gender and high-
est level of education (e.g. ‘bachelor’s degree’; ‘some
post-bachelor degree’, etc.). They also indicated the closest
description of their job classification from a list of 4 (e.g.

executive (4), manager (3), supervisor (2) or staff (1), and
the number of years spent working in the building.

The green attributes of the office buildings were assessed
using a list of 18 sustainable and 18 healthy features
gathered from LEED, Building Owner’s and Manager’s
Association (BOMA) publications and literature on green
design principles (e.g. Williams 2007). See Table 2.

Procedure
Seventeen office buildings were chosen for inclusion in an
attempt to gather data from a wide range of green structures
(i.e. newly constructed, marketed as a LEED building, no
obvious green features, etc.); 15 agreed to participate. A
facilities management staff member working in each build-
ing was contacted to enquire about the number of green
design attributes in the building. Features were then counted
by the contacted staff member (i.e. one point given for each
attribute present). The nature of work carried out in par-
ticipating buildings was largely administrative, occurring
in the public and private sectors, as well as in an office-
oriented portion of a hospital, and in several buildings on a
university campus.

A non-probability sampling method was used in obtain-
ing permission from a managerial representative in each
building to circulate 20 electronic questionnaires per build-
ing to employees. Completion of the questionnaire was vol-
untary and implied informed consent; participants returned
questionnaires by email or post. On average, five employ-
ees responded per building; the overall response rate was
26%.

Results
Descriptive statistics for all scales and demographic vari-
ables are displayed in Table 1. Each variable was tested for
normality based on recommendations by Kline (1997). All
variables met the criteria for skewness (values between +3
and −3) and kurtosis (values between +8 and −8). Relia-
bility coefficients (Cronbach’s α) were calculated for each
scale. The 18-item subscale of the JDI had strong internal
consistency, α = 0.82. Similarly, the ACS and NEP scales
were both quite reliable, α = 0.86 and 0.80, respectively.

The seven-item GEB scale’s reliability improved when
two items were removed. If deleted, questions concerning
the degree to which participants agreed with purchasing
local produce, and the degree they agreed with keeping their
home cool and putting on a sweater in the winter increased
the scale’s alpha level from 0.68 to 0.74. Thus, the GEB
was treated as a five-item scale in all analyses.

The Perceived Productivity Scale (PPS) had low internal
consistency, α = 0.50. This was not entirely unexpected
because it contained only five items; the PPS as a whole
was not used in further analyses (two items were retained;
see below).
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Table 1. Instrument, instrument type, means and standard deviations of all variables.

Instrument Type of instrument M SD

Number of sustainable attributes ranges from 0 to 18 Expert-rated scale 5.82 4.65
Number of healthy attributes ranges from 0 to 18 Expert-rated scale 11.77 4.35
GDAS (combined number of sustainable and healthy

attributes, number ranges from 0 to 36)
Expert-rated scale 8.80 4.40

Job Description Index (JDI); Smith et al. (1969), ranges
from ‘no’ (1), ‘yes’ (2) and ‘I don’t know’ (0)

Self-report scale; 18 items (one
subscale)

4.61 1.46

PPS (one item open-ended; one item based on McGuire
and Liro (1986), where number of productive hours
are reported; two items range from ‘strongly agree’
(1) to ‘strongly disagree’ (5), one item ranges from
1 = ‘no’, 2 = ‘yes’)

Self-report scale; 5 items 2.52 1.47

Affective Organizational Commitment Scale (ACS);
Allen and Meyer (1987), ranges from ‘strongly
disagree’ (0) to ‘strongly agree’ (7)

Self-report scale; 8 items 3.86 1.47

EES (combined using JDI, two items from the PPS and
ACS)

Self-report scale; 28 items 3.66 0.86

New Environmental Paradigm (NEP; Dunlap et al.
(2000), ranges from ‘strongly disagree’ (1) to
‘strongly agree (5))

Self-report scale; 15 items 2.03 0.57

GEB scale (Kaiser 1998, adapted by Gifford et al. 2009,
ranges from ‘strongly disagree’ (1) to ‘strongly
agree’ (5))

Self-report scale; 7 items used (of 21
original)

2.46 0.97

GOOS (created for present study, range from ‘no’ (1),
‘yes’ (2) and ‘I don’t know’ (0))

Self-report scale; 10 items 1.62 0.32

Year born 1969 12.58
Gender 1.68 (female) 0.47
Highest education level range from ‘some secondary

school’ (1) to ‘PhD or postdoctoral degree’ (7)
4.53 (some post-bachelor

degree)
1.28

Months worked in office 45.51 64.48
Job description (e.g. ‘executive’, ‘manager’,

‘supervisor’, ‘staff’)
3.29 (supervisor) 0.84

The nine questions on the GOOS somewhat reliably
represented participants’ overall impressions of their office
building, α = 0.68.

Affective organizational commitment in employees has
been shown to positively relate to job performance (Meyer
et al. 1989) and job satisfaction (Porter et al. 1974). Thus,
we created an Employee Engagement Scale (EES) by
combining the JDI subscale, the ACS and the two contin-
uous items from the PPS. The reliability of this scale was
excellent, α = 0.84.

Given that the terms ‘sustainable’ and ‘healthy’ are often
used synonymously, and the strong positive correlation
found between these variables (r(75) = 0.88, p < 0.01),
the two 18-item scales were merged to form a 36-item Green
Design Attributes Scale (GDAS; α = 0.94) (Table 2).

Hypothesis testing
When the number of green design attributes and scores on
the EES were correlated, no significant positive correlation
was found (r = −0.07, p > 0.05). In fact, no significant
positive correlations were found between the GDAS and
the EES’s component scales, nor the NEP or GEB (r’s
ranged from 0.06 to −0.14, all p’s>0.05). A post-hoc power

analysis revealed that 77 participants provides a power of
0.76 to detect a medium effect size (r = 0.30) (Cohen 1988).
Thus, the study’s design had an excellent chance to detect
a medium effect size, if one exists.

However, a significant negative correlation occurred
between the number of green design attributes and scores on
the GOOS, r(75) − 0.30, p < 0.01, which is the reverse of
the hypothesis. Thus, all relations between green design and
work engagement and pro-environmental behaviour, across
15 buildings, were either null or negative.

What might be related to engagement?
Because the GOOS’s reliability was not very strong (α =
0.68), some of its items were likely more responsible for
the negative association than others. Thus, correlations
between each of its items and the number of green design
features were computed. Only two significant correlations
were found: One pertained to opinions about having enough
access to a window, r(75) = −0.31, p < 0.01. The other
concerned employee opinion about enough decoration and
aesthetic appeal inside the office, r(75) = −0.34, p < 0.01.
Thus, employee opinion about these aspects seemed largely
responsible for the significant negative correlation between
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Table 2. Green design attributes for building categorization.

Building type Attribute

Sustainable Emphasize energy efficiency and resource management
Rely only on renewable energy and renewable materials, or materials that can be fully recycled or reused
Have been certified under the sustainable sites, water efficiency, energy and atmosphere, or materials and resources

sections within the LEED commercial interiors rating system
Have a net zero energy flow (balanced imports and excesses)
Deal with heat loss using ventilation and air tightness strategies
Use solar photovoltaic (PV) electricity
Reduce erosion, light pollution and construction-related pollution
Achieve water reduction through efficient appliances, fixtures and fittings
Monitor energy use
Use sustainably grown, harvested, produced and transported products and materials
Use low-flow showerheads and toilets
Discourage development on previously undeveloped land
Minimize impact on ecosystems and waterways
Encourage regionally appropriate landscaping
Control storm water runoff
Use composite roofing
Include solar shading where appropriate
Use rainwater harvesting systems

Healthy Emphasize occupant comfort
Emphasize occupant health
Provide access to views
Provide access to natural daylight
Improves acoustics
Improves indoor air quality
Have been certified under the indoor environmental quality section within the LEED commercial interiors

rating system
Continues to rely on some non-renewable resources
Continues to produce some pollution
Use non-reactive finishing materials
Use low-emission finishing materials
Operable windows
High personal control within the space
Showers for commuters
Incorporate vegetation or water features into interior and/or exterior
Effort to reduce off-gassing and growth of bacteria improve health of occupants
Have recycling options for employees
Effort to reduce growth of bacteria to improve health of occupants

their overall office opinions and the number of green design
attributes in the office buildings.

Other results
Among the attitudinal and behavioural scales, several sig-
nificant correlations were found. Responses on the ACS
significantly correlated with the job satisfaction subscale
of the JDI, r(75) = 52, p < 0.01. This supports Mathieu
and Zajac’s (1990) finding that job satisfaction and affec-
tive organizational commitment are positively associated.
Also, responses on the NEP significantly correlated with
responses on the EES, r(75) = 0.24, p < 0.05 and, not
surprisingly, the GEB, r(75) = 0.38, p < 0.01.

Age positively correlated with responses on the GEB,
r(75) = 7, p < 0.05. Also, a significant negative correla-
tion occurred between job classification and responses on
the NEP, r(75) = −0.30, p < 0.01. Finally, the number of

years employees spent working in their office negatively
correlated with the number of green design attributes,
r(75) = −0.28, p < 0.05.

Discussion
This study did not find the expected positive relations
between green design attributes in office buildings and
employee work engagement (i.e. job satisfaction, perceived
productivity, affective organizational commitment), or atti-
tudes and reported behaviours concerning the environment.
In fact, across 15 buildings with varying numbers of green
design attributes, employees tended to have significantly
more negative impressions of their offices as the number of
green attributes increased.

Particular complaints, such as not having enough
access to a window and not being allowed to decorate or
personalize work areas may have contributed to the negative
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correlation. These are common complaints in workplace
settings. For example, in their evaluation of the Ann Arbor
Federal Building, Marans and Spreckelmeyer (1981) found
similar associations between adequate window views, space
for personalization and employee satisfaction. In a later
study, Marans and Spreckelmeyer (1982) found that the
architecture of a building influences employees’ reactions
with their immediate workspaces, as well as their feelings
about the ‘ambience of the agency within which they work’
(p. 333).

Decision makers should take employees’ feelings about
view access and decoration space into account throughout
the design process, even when green design attributes are
being integrated. If employee concerns about their work
environment are addressed before green design attributes
are in place, such attributes may have a measurable effect
on employee attitudes and behaviours at work.

The lack of positive associations may have occurred in
the present study because the number of years employees
had worked in their office building (M = 4 years) was neg-
atively related to the number of green design attributes of
a building. Time and novelty may have influenced whether
employee attitudes and behaviours were affected by green
design. Perhaps more than 4 years are necessary for employ-
ees to be positively affected by green design; perhaps the
opposite was true and an average of 4 years was long enough
for positive impressions to form, but then fade. This would
be consistent with Fischer’s (1997) statement that famil-
iarity with an environment, along with values attributed to
its features, help to define an individual’s evaluation of a
place.

Several other correlations of interest emerged. Employ-
ees with strong pro-environmental orientations on the NEP
tended to perceive themselves as more engaged at work
than those with weaker environmental orientations, and they
reported higher job classifications. The former also reported
engaging in more pro-environmental behaviour, and age
positively correlated with more reported pro-environmental
behaviour. These findings may be useful for understanding
the behaviours and attitudes of those who strongly value
the environment. We also confirmed Mathieu and Zajac’s
(1990) finding that affective organizational commitment
significantly correlates with job satisfaction.

Some authors assert that factors such as autonomy,
job enrichment and opportunities to use one’s skills are
associated with strong feelings of organizational commit-
ment (Schultz and Schultz 1998). Had affective organiza-
tional commitment positively correlated with the number of
green design attributes, the physical environment could be
advanced as an additional factor to further develop models
of organizational commitment. However, because this is an
initial study with a small sample of respondents per build-
ing, further testing of an engagement scale that includes the
construction of organizational commitment is necessary.

This study’s results have implications for the manner
in which the terms ‘green’, ‘sustainable’ and ‘healthy’ are

used in the design literature. Agencies such as the Canada
Mortgage and Housing Corporation, Building Owners and
Managers Association and LEED use these terms inter-
changeably. Future work probably should not distinguish
between these terms, and the marketing of buildings that
contain both sustainable and healthy features ought to use
the term ‘green’ to best convey the design’s environmen-
tal goals and attributes. In addition, some green design
attributes may be more important than others. The GDAS
treats all 36 attributes equally, which may not be the best
way to measure how green buildings are perceived. Future
research is needed to determine whether its green design
attributes vary in importance.

Although further reliability testing of the methodologies
used is essential, this initial study has augmented knowledge
of social design in terms of how green office buildings affect
occupants’ attitudes and behaviours. More comprehensive
research is needed to investigate the generalizability of these
findings in other work settings.
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Disappointing to say the least. 
Please review your clear city staff report which identifies non conformance to design, zoning or 
view guidelines. 
Ctherine Campbell 
The Aria resident 



To Mayor and Council 
  
We are, again, writing to City Council review the Telus Ocean project. 
Specifically now, to express our distress at the recommendation by the 
Advisory Design Panel to approve the Telus Ocean application. 
  
Except for three suggestions of palette changes, lowering signage, and changes 
to the South Plaza they dismiss the information on several aspects that do not 
conform to current zoning or design guidelines so carefully outlined in Miko 
Betzano’s report. 
  
Please have this project reconsidered. As noted previously this area of Victoria 
is very much the ‘heart’ of the city with buildings of heritage significance, a 
large residential community and hotels and businesses that have enhanced 
the OCP and the reason why we have one! 
  
  
Charlotte and Bob Cronin 

S308 737 Humboldt St. 
 



From: Derek Lau
To: Development Services email inquiries
Cc:  hello@telusocean.com
Subject: RE: TELUS Ocean Development
Date: October 9, 2020 1:07:16 PM

I am requesting that the City of Victoria and Telus/Aryze adhere to the current height
restriction for the new Telus Ocean development. 

Residences and business owners make large investment decisions based on existing rules,
restrictions, and guidelines. By altering the zoning requirements to allow Telus/Aryze to
develop a building taller than the current 45 metre limit, you unfairly impact the hundreds of
people in the vicinity that have made these measured investments in the Humboldt Valley
area.

Of course, restrictions can and should be appealed for good reasons; however, the current 45
metre restriction is more than enough to build an 11-story development. In other words, there
is no good reason for the City of Victoria to allow Telus/Aryze alter the current height
restriction.

At 45 metres, the Telus Ocean building will still have unimpeded views of the Empress Hotel
and inner harbour while having minimal impact on the hotels, businesses, and residences in
the area.

Thank you for taking the time to read my letter.

Derek Lau

Homeowner & downtown business owner
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Katie Lauriston

From: Miko Betanzo

Sent: October 20, 2020 12:22 PM

To: Katie Lauriston

Subject: FW: 767 Douglas Proposal

Please add the below to the 767 Rezoning community feedback.  

Thanks 

 

Miko Betanzo 

Senior Planner – Urban Design 

Sustainable Planning & Community Development  
City of Victoria, 1 Centennial Square, Victoria BC  V8W 1P6 

mbetanzo@victoria.ca 

 
T 250.361.0604     F 250.361.0386 

 

 

From: Diane Chimich 

Sent: October 12, 2020 11:21 AM 

To: Miko Betanzo 

Subject: 767 Douglas Proposal 

 

To Mike Betanzo 

The Telus Ocean development is in an extremely important heritage area of Victoria. Our city prides itself on protecting 

and maintaining our heritage buildings.  This is seen often in projects such as Customs House where the developer was 

required to maintain the heritage facade at a considerable expense to the project. So the same approach must be 

applied for the Telus Ocean development.  

 

The objective of the Heritage Conservation policy requires conserving and enhancing the heritage value, special 

character, and the significant historic buildings, features, and characteristics of this area. It has been noted by the city 

staff and all of the businesses and residents in the area that the Telus Ocean development which is in the  Heritage 

Landmark radius of the Empress Building does not meet the design guidelines of the Heritage Conservation policy.   

 

This project is far beyond every part of the zoning criteria.  

 

Zoning Criteria Proposal Standard IHH Zone 

Density (Floor Space Ratio) 

- maximum 

5.57* 3.0 

Total floor area (m2) - 

maximum 

1 14,378.96* 7745.85 

Height (m) - maximum 51.0* 43 

Setbacks (m) – minimum 

•         Step Back at 

10m (Douglas) 

•         Step Back at 

10m (Humboldt) 

•         Interior Side 

(south) 

  

2.0* 

  

0.2* 

  

0.00* 

  

  

8.2 

  

8.2 

  

4.5 
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•         Interior Side 

(east) 

13.4 4.5 

 

Every single zoning criteria has been totally ignored and the proposal far exceeds all of these.  

 

The overall scale and massing do not respect the surrounding heritage landmark policy or the importance of the 

heritage buildings in that area. This project will be massive in size and reach which will be detrimental to the Empress 

Hotel and especially the Crystal Gardens.    The Empress Hotel should always have visual prominence in this area and it 

should be protected by the City.  Zoning criteria are put in place to ensure that buildings such as the Crystal Garden and 

the Empress are protected.  So it is the responsibility of the staff, advisory committees, and the City Council to ensure 

that this happens.  The tools are there so they MUST be used.  All developers must be held to the same level which 

Telus is not meeting. This building is far beyond the height restrictions, the floor space ratio restrictions, and total floor 

area restrictions.  These are not slight overages they are monumental overages.  The building is far too large for the land 

and it can not be built to these specifications.  

 

Street setbacks are established and must be followed by all.  So to allow this project to have ignored these setbacks is 

not appropriate. This building must be reduced in bulkiness and remain within the setback restrictions that have been 

put in place. They can not be allowed to overbuild an area that is so important to this heritage area.  

 

The effect that this building will have is extremely detrimental to all aspects of this area.  The massive amount of glass is 

not in keeping with the area, the overbuilt size will overpower and dominate heritage buildings which are a key part of 

the history and appeal of Victoria, the roofline will have a negative impact on the protected view from the harbour and 

the illumination will negatively affect the night views.  

 

Victoria established a Downtown Core Area Plan. It is imperative that this plan guides the development in the area and 

that all stakeholders are considered.  This project does not respect the guidelines, the zoning criteria or the 

neighbouring community.   

 

Protect the heritage of the Empress, the Crystal Gardens and the Douglas Street corridor.  This project must be sent 

back to address these issues in their design and reduce the scale, setback allowances, height restrictions and overall 

design that are required in this extremely important area of downtown Victoria.  It can not be approved as presented.  

 

Sincerely  

Diane Chimich  

788 Humboldt St.  

 



Good Morning Mayor and Council, 

 

As nearby residents and property owners to the DVP 00155 we are excited to see this land 

being developed in such a wonderful manner.  

 

The proposed use for the property will enhance the area and allow for good development 

of this land. 

 

We DO OBJECT to the level of variances requested. 

 

City of Victoria has guidelines to enable a flow or balance of aesthetics, proper usage and 

new construction. 

 

To allow such a variation of doubling the total floor area and allowing for the extra storey 

does not do justice to the area. 

 

We ask that the City consider this application on merits of staying within the guidelines 

especially of height.  

 

Density/floor area increase is ok to increase and removing residential components is fine 

simply an office tower can sustain its financial costs by staying within the 43m height 

zoning. 

 

We thank you for your consideration and understanding in this matter. 

 

Sincerely 

Mark Havin 

707 Courtney St Victoria 
 



To whom this concerns: 

 

The owner of Unit 1604 strongly objects to the proposed development at 767 Douglas Street. 

 

Sincerely yours, 

 

Martin 



Dear Mayor: 

 

I am one of the owners of Belvedere on Humboldt Street. I am strongly against the proposal 

to change the zoning of the subject property and increase the building heights as this will 

change the city's skyline and impact the core area of downtown. Please use the right in your 

hand to protect our cultural heritage, not damage it! 

 

Please kindly take my concern into consideration. 

 

Best wishes 

Masaru Takanashi  

 



To mayor and city council: 

 

Here is my question:  Why does the city adopt neighbourhood, plans, 

guidelines, bylaws (e.g., BHP) and then give themselves license to ignore 

them?  For example, the information I received from HVC regarding  the 

dramatically oversized height of the Telus Ocean building: 
 

This staff report clearly and comprehensively details aspects of the building 

proposal which do not conform to zoning or design guidelines. Despite this report, 

the Advisory Design Panel recommended that the TELUS Ocean application be 

approved and made only very minor comments  

 

Is it any wonder that citizens become cynical and jaded after observing the 

hypocritical antics of the mayor and city council.  Why do we even 

bother?  Citizen input and recommendations?  Hardly; it’s a charade. 
 

Regards, 

William Rodger, PhD 

South 905 - 737 Humboldt Street, 

Victoria, BC 

V8W 1B1 

 



发自我的华为手机 

 

To whom this concerns: 

 

The owner of Unit 705 of 788 Humboldt Street strongly objects to the proposed 

development at 767 Douglas Street. 

 

Sincerely yours, 

 

Jie 

 



Good afternoon, 

 

The proposed Telus Ocean Building does not respect the City’s Downtown Core Area Plan 

because it does not adequately integrate into the neighbourhood and it exceeds the area’s 

zoning regulations.  The Downtown Core Area Plan values the sensitive integration of new 

developments within this desirable, historic environment.  It would be dishonourable for a 

development to proceed that does not follow the Plan, which has been put forth and agreed 

upon by our City’s political leaders. 

  

The Inner Harbour District is a unique area that provides a significant draw for visitors to 

Victoria.  The City’s iconic skyline and the local area’s old-world vitality will be harmed if the 

prescribed Plan is not followed.  This will result in irreparable damage to the City’s second 

largest economic driver, the tourism industry.  In order to show some semblance of regard for 

the City’s Plan, the building’s massive size should be pared back to reduce its dominant impact 

on the surrounding area. 

  

The proposed building surpasses current zoning regulations in all major areas – height, density, 

and setback.  This lack of compliance, if approved, would be very concerning for individuals and 

businesses who have invested in the area with the fundamental expectation that the 

community plan put forth by our City officials would be respected.  This disregard for basic 

process would damage the City’s reputation and dissuade future investment. 

  

In order to attempt to integrate into the neighbourhood, the Telus Ocean Building should be 

constructed within the height, density, and setback parameters contemplated in the City of 

Victoria’s zoning regulations for the Inner Harbour District. 

 

Your review and consideration of the above commentary is appreciated. 

 

Logan Phillips 

 

 

 





Mayor and Council 

As a Strata member and a long term reSide t of the Humbolt  Valley.  I we welcome aesthetic and 

contributing neighbours to the street.  However there are clear clear divergent interests of 

proposed commercial and existent residential. This proposed building must be properly 

adjudicated to serve both interests. This is the heart of the city, and constitutes a “bowl “ of 

descending topography, allowing a share of air, space,  view and light corridor. Our greatest 

concern is height. The building should not be higher than the area. Respect should be paid to our 

community. This height is out of proportion with what is reasonable. Paula callahan 1208 the 

Astoria 

 

 



Hello, 

I am writing to express my concern about the zoning modifications being considered for the 

development at 767 Douglas St.  I do not oppose the building itself it is the change in the 

zoning requirements that concern me.  Most notably the height.  I am very concerned on the 

impact to the fabulous Fairmont Empress Hotel.  It will forever be cheapened & its divine beauty 

lessened if the height zoning requirements were violated to what they propose.  The current 

zoning height should not be raised.  The Fairmont Empress & Victoria deserve better than a 

skyline cheapened by corporate logos! 

Thank you for listening. 

Terri King 

1801-707 Courtney St 

 

 



Dear Mayor Helps and Council Members, 
 

 
I have recently read this article published in the Guardian, a British news source I read. Although it 

refers to the state of a much larger city than ours in a different country, the same situation will 

eventually trickle down to smaller cities and other countries around the world. It got me thinking about 

the already unused office space in Victoria and the surrounding area and all the “for lease” signs I see in 

windows around our city. Perhaps the future will not be kind to the type of structure envisioned in our 

neighbourhood by you and our Council.  
 

 
https://www.theguardian.com/commentisfree/2020/nov/13/office-block-cities-coronavirus-cultural-

activities-countryside 
 

 
 

 
Let us not build a modern day dinosaur in our city that both present and future residents in this 

neighbourhood will regret. I again ask that anything built on this site conform to the zoning established 

prior to any major development taking place here. After all, we may ask ourselves, what is the point of 

community standards and zoning bylaws if they are brushed aside at the whim of a shortsighted Mayor 

and Council only interested in vanity projects while ignoring the will of the people who actually live 

here? 
 

 
Thank you once again for your time and consideration of my point of view. 
 

 
 

 
 

 
 

 
Robert Newton 
405 - 708 Burdett Avenue 
Victoria, BC 
V8W 0A8 
 



Dear Mayor Helps and Council Members, 
 

 
I have recently read this article published in the Guardian, a British news source I read. Although it 

refers to the state of a much larger city than ours in a different country, the same situation will 

eventually trickle down to smaller cities and other countries around the world. It got me thinking about 

the already unused office space in Victoria and the surrounding area and all the “for lease” signs I see in 

windows around our city. Perhaps the future will not be kind to the type of structure envisioned in our 

neighbourhood by you and our Council.  
 

 
 

 

The office block has had its day. But what 
will replace it? 

Simon Jenkins 

 
Cities emptied by the coronavirus can focus on cultural activities, while the countryside we flee 

to must be protected 

London’s Square Mile, August 2020: ‘Those totem poles of 20th-century prosperity, 

gleaming glass towers crammed with worker bees, are clearly past their peak.’ Photograph: 

Martin Godwin/The Guardian 
Fri 13 Nov 2020 10.00 GMT 

•  

•  

•  

113 

 
1,223 
 



Does a Christian need a church? Does a shopper need a shop? Does an office worker 

need an office block? We know these places help bring people together and can deepen the 

experience. But when the coronavirus has passed I believe the truth will be revealed. 

Technology means that we can perform most of these tasks from anywhere, including home. 
After the first lockdown, surveys suggested that the office’s days were numbered. Since the 
1990s, the internet has supposedly liberated white-collar workers from their desks, but it 
has taken a pandemic to truly break the ritual. When the initial lockdown ended in the 
summer and Boris Johnson ordered the nation back to work, surveys in July reported that 
most workers wanted to split their time between working at home and in the office. Even so, 
there was an assumption that most businesses would eventually return to almost pre-
pandemic practices. 
 

The second lockdown is making this most unlikely. This week, YouGov published a survey 
carried out in October, before the new lockdown was announced, which found support for 
the office had collapsed. A mere 7% of workers want to return to five-day office hubs rather 

than new hybrid arrangements. Fifty percent dislike commuting and 72% suggested comfort 
as the major benefit of working from home. A majority accepted that creativity and 

teamwork were diluted, but a quarter enjoyed having more time away from colleagues. The 
chief opposition was from bosses, with only 13% believing they can “manage or train teams 

as effectively when working remotely”. 
What this means to the world of offices is already glaring. I walked through the City of 
London last week and it was an eerie place, as if the streets themselves had caught the 
plague. The market had spoken and giants were crashing. London’s Landsec property 

empire has just declared an £835m half-year loss and slashed its portfolio value by almost 
£1bn. Great Portland Estates this week reported a £155m half-year loss. The residential 

prices tracker, Zoopla, has rents following that trend, with strong rises in suburbs and out of 
big towns but already falling by 5% in London, while also down in central Manchester and 
Birmingham. The fall is expected to continue. Not only do many people dislike offices, they 

see no need to live near them. 
Even if the eventual decline in office working is confined to 30-40%, the impact on cities 

must be intense. Those totem poles of 20th-century prosperity, gleaming glass towers 
crammed with worker bees, are clearly past their peak. There will be offices for essential 

staff, but they can be anywhere. In cities, they are wanted in smaller, bespoke units in areas 
of character. As rents fall in the City of London, they rise in Soho, Shoreditch and 

Manchester’s Northern Quarter. It’s lucky that that city kept its old buildings. 

This has to be good news, ultimately. A decade of reckless London non-planning – largely 
under Boris Johnson as mayor – has a wild 3m square metres of speculative offices in the 
pipeline, three quarters of it yet to begin construction and probably useless. The waste of 

building resources is a scandal. Sadly, the biggest and ugliest block in the City, the 
monstrous 22 Bishopsgate, has just been completed. Perhaps one day it will be occupied by 
squatters. But at least this era can be consigned to history. Falling rents should draw more 



city-friendly creative and leisure activities into central areas, humanising and downscaling 
them. 

 
The 2010 student protests were vilified – but their warnings of austerity Britain were proved 

right 
Dan Hancox 

Read more 

 
What this means for out of town areas is more debatable. I know many people who have 

found being cooped up in confined spaces stressful. Modern families are seldom fashioned 
for claustrophobic living, especially if two people are working from home, with children 
tossed into the mix. At the same time, we know the pandemic has drawn people closer. 
Streets have changed character from dormitories to neighbourhoods. The solitude of 

lockdown is relieved by the sense of community. I have lost count of how many people tell 
me they feel they now “live in a village”. 

Such living is strangely like a return to a pre-industrial age, when people did not have to 
travel far from home to find work. The merchant delivers to the door. Services are 

essentially local. These benefits are real. They mean people have more time to take on 
community responsibilities, as has been noted during the pandemic. Life might even return 

to declining institutions, to local shops, pubs, churches and sports. 
One danger is clear. The Zoom generation is up and running across rural England, fleeing 
the cities for all it can. I have never seen more advertisements in Country Life magazine 

than in this summer’s Cotswolds special issue. Villages and small towns are filling up: but 
when everyone wants to live in rural bliss, the countryside will go the way of Middlesex and 
not be countryside any more. This calls for a revival of a once great British profession now 

all but dead – that of town and country planning. If rural Britain is to be shared by all, it will 
need the most careful oversight. Yet Johnson’s recent planning proposals are a retread of 

what he did for London – let money and capital dictate all. 
• Simon Jenkins is a Guardian columnist 

 

 
 

 

 
 

 
 

 
Let us not build a modern day dinosaur in our city that both present and future residents in this 

neighbourhood will regret. I again ask that anything built on this site conform to the zoning established 

prior to any major development taking place here. After all, we may ask ourselves, what is the point of 

community standards and zoning bylaws if they are brushed aside at the whim of a shortsighted Mayor 

and Council only interested in vanity projects while ignoring the will of the people who actually live 

here? 
 

 



Thank you once again for your time and consideration of my point of view. 
 

 
 

 
 

 
 

 
Robert Newton 
405 - 708 Burdett Avenue 
Victoria, BC 
V8W 0A8 
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condominium. [Note 4]  Because of this setback, TELUS Ocean compensates by increasing its height from 

43m to 53m and eliminating stepbacks (except for a slice back along the southern edge).  The 

developers illustrate that the proposed TELUS Ocean facades are in fact comparable to or a little smaller 

in area to (3 of) the sides of the permitted maximal building envelope.  Thus, nobody can complain that 

the building massing is greater than they should have expected under the existing zoning.  Any 

argument that Humboldt Valley neighbours were blindsided by the size of TELUS Ocean should be 

dismissed. 

Counterargument. The zoned density tells a different story.   

This argument is remarkable because it is blatantly false!  The building envelope the developers display 

is meant to define not the volume of the permitted building but the edges within which the proposed 

building is meant to fit.  Any edges or protrusions that extend outside that (like the height above 43m or 

the shear wall that ignores the required stepbacks) are the subject of variance or rezoning applications.  

The actual size of the building is constrained by another major consideration that the developers have 

not applied here.  That is the zoned density, the floor space ratio (FSR) – a comparison of the total 

floorspace of the building with the total area of the lot.  The TELUS Ocean lot is currently zoned for an 

FSR of 3:1 and, under Official Community Plan guidelines, could be increased to a maximum of 4:1 if 

appropriate bonusing were merited.   

It is simply false that there is permission to build out to the maximal building envelope limits. Such a 

building would be enormous; no neighbour would have considered that scenario possible.  In fact, under 

current zoning, a building built out to roughly the lot boundaries would result in a squat bulky TELUS 

Ocean only three storeys high; four storeys if maximal bonusing were achieved. [Note 5] That the 

developers are asking for an increase to 5.6 FSR – more than 85% bigger than current zoning - is hardly 

an indication of concessions on the part of the developers. 

Conclusion and Request for City Council Action 

In short, this whole display put forward by the developers is designed to mislead.  If we can’t have any 

trust in the developers, we must depend on City Council to be a fair arbiter.  Existing community 

interests deserve to have some consideration and be protected from the self-interest of powerful 

developers.  The City, as the seller of this property, needs to take special care to ensure that the 

developers are upholding the City’s own planning policies.  TELUS Ocean as proposed is bigger than 

anyone had reason to anticipate on this relatively small site and it should be reduced to be appropriate 

in its context. 

Sincerely, 

Ruth Annis, Chair, Humboldt Valley Committee 

Diane Chimich, President, Belvedere Strata Council 
Brenda Dean, President, Astoria Strata Council 
Stafford Bingham, President, The Falls Strata Council 
Ryan Mueller, President, ARIA Strata Council 
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Notes 

[Note 1] The TELUS Ocean document covers other issues raised by residents, including shading of 

neighbouring properties, traffic (during construction and afterwards), parking, and danger of bird strikes 

(bird deaths caused by flying into the glass facades).  These are legitimate concerns, have not yet been 

adequately addressed by the developers, and deserve City attention once the major design issue of 

height and massing has been settled.  We hope to engage in those discussions as well. 

[Note 2] It is a niggling point but there are some minor errors in TELUS Ocean documents which persist.  

Here, the Astoria condominium, at 751 Fairfield, is again identified as City Life Suites, the name of an 

AirB&B rental in the building which comes up when viewing Google Maps.  This mistake might be 

understandable for the TELUS Ocean architectural firm, which is not local.  But it does not speak well for 

the local developer that is a partner in this proposal, who should be providing local context.  Just to 

underscore that, the height of the Astoria is also mis-stated. 

[Note 3] Because the proposed increased height is considerable, the developers seek to buttress their 

argument by tying it to the “Urban Amphitheatre Concept”.  They explain that City planning goals 

encourage the proposed building height to be tall enough to be visible behind the Empress Hotel and 

provide a backdrop to its historic roofline.  Unfortunately, this is a mischaracterization of downtown 

zoning to implement the amphitheatre concept, which ramps up north of the TELUS Ocean site. 

[Note 4] In fact, the developers explain that this setback was introduced specifically to provide “an 

appropriate” building separation from the ARIA condominium, which would otherwise be only a few 

meters away.  While this separation is indeed a welcome feature for residents in the ARIA, the 

explanation is somewhat suspect because the “Penwell Connector” was initially proposed explicitly as a 

concession to help preserve a view corridor for the Hilton Doubletree and Marriott Hotels across 

Humboldt Street and only afterward was restated as a concession to the ARIA.  (TELUS Ocean 

Development Concept, May 25, 2017, from a redacted version of the proposal to Victoria City Council) 

[Note 5] As the developers themselves explain, because typical storeys in commercial buildings are 40% 

higher than typical residential storeys, an office building at an FSR of 3:1 will be 40% bulkier than a 

residential building at the same density. 

 



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Michael Faulkner 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Romi Lagadin 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Erik Bentzon 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Chris Cutlan 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Donald Sutherland 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

 o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

 Thank you for your consideration. 

 

 Sincerely, 

 

 Valerie York 

 Victoria Resident, 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Bruce Edmundson 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Eric Hoffman 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o       Create high-value jobs in the tech and innovation sectors. 

 

o       Create new vibrant, inviting, and productive public space. 

 

o       Offer sustainable office space in the Central Business District. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Ryan Geddes 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors (the sector I work in and one that is 

growing in Victoria and creating a lot of well paying jobs for individuals and young families). 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location (please 

redevelop all surface parking lots into place we can live, work and play, please). 

 

o Complement the surrounding community with world-class, iconic architecture. I have spent 

time in London where new and old buildings intermingle beautifully together. Victoria  can 

benefit from this as well. 

 

Thank you for your consideration. 

 

Sincerely, 

 

Sarah Nickerson 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Tyson Villeneuve 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Lisa Edwards 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Mira Vance 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Chris Fitzpatrick 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Chanah Aviva Caplan 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Glen Ferguson 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o       Create high-value jobs in the tech and innovation sectors. 

 

o       Contribute to a stronger, more resilient economy. 

 

o       Create new vibrant, inviting, and productive public space. 

 

o       Offer sustainable office space in the Central Business District. 

 

o       Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o       Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Werner Tillinger 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Harold Crouch 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Jeff Pardee 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

  

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

  

o            Create high-value jobs in the tech and innovation sectors. 

  

o             Contribute to a stronger, more resilient economy. 

  

o             Create new vibrant, inviting, and productive public space. 

  

o             Offer sustainable office space in the Central Business District. 

  

o             Bring life to an existing vehicle parking lot in a prominent Downtown location. 

  

o             Complement the surrounding community with world-class, iconic architecture. 

  

  

Thank you for your consideration. 

  

Sincerely, 

  

Joseph Willson 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Reg Boyd 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Steve Sharlow 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o       Create high-value jobs in the tech and innovation sectors. 

 

o       Contribute to a stronger, more resilient economy. 

 

o       Create new vibrant, inviting, and productive public space. 

 

o       Offer sustainable office space in the Central Business District. 

 

o       Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o       Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Karen Sharlow 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria. Their philanthropic grants add core support to many 

organizations in our region and often also bring volunteer investment. Beyond that, they have 

chosen a location that already is high density so neighbours cannot really object. 

 

I agree that the resulting structure will contain public beneficial space and design that also will: 

 

o       Create high-value jobs in the tech and innovation sectors. 

 

o       Contribute to a stronger, more resilient economy. 

 

o       Create new vibrant, inviting, and productive public space. 

 

o       Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o       Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Marg Rose 

Dallas Rd, 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o       Contribute to a stronger, more resilient economy. 

 

o       Create new vibrant, inviting, and productive public space. 

 

o       Offer sustainable office space in the Central Business District. 

 

o       Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o       Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Tessa McLoughlin 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Gina Sindberg 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Max Olesen 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

 o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

 Thank you for your consideration. 

 

 Sincerely, 

 

 Daniel Andrews 

 Victoria Resident, 
ᐧ 
  



City of Victoria Mayor and Councillors, 

  

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

  

o        Create high-value jobs in the tech and innovation sectors. 

  

o         Contribute to a stronger, more resilient economy. 

  

o         Create new vibrant, inviting, and productive public space. 

  

o         Offer sustainable office space in the Central Business District. 

  

o         Bring life to an existing vehicle parking lot in a prominent Downtown location. 

  

o         Complement the surrounding community with world-class, iconic architecture. 

  

  

Thank you for your consideration. 

  

Sincerely, 

  

John Robert  Pickersgill  SR. 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

J Purvis 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

  

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

  

o            Create high-value jobs in the tech and innovation sectors. 

  

o             Contribute to a stronger, more resilient economy. 

  

o             Create new vibrant, inviting, and productive public space. 

  

o             Offer sustainable office space in the Central Business District. 

  

o             Bring life to an existing vehicle parking lot in a prominent Downtown location. 

  

o             Complement the surrounding community with world-class, iconic architecture. 

  

  

Thank you for your consideration. 

  

Sincerely, 

  

Scott Dutchak 

Victoria Resident 

  



Greeting to the City of Victoria Mayor and Councillors, 

 

I respect the time and energy that Aryze Developments puts into all their projects, and truly 

believe the TELUS Ocean will present an opportunity for Downtown Victoria to present a 

modern, thoughtful, engaging face to the world. 

 

As such I am writing to express my support for TELUS Ocean. I welcome the proposed 

TELUS Ocean development vision to Downtown Victoria for a host of reasons, but most 

specifically I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Create new vibrant, inviting, and productive public space. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

I appreciate your consideration on this project, and all the valuable infrastructure you've 

developed in Victoria over your term(s), 

 

Thanks, 

Jordan Stout 

Downtown Victoria Resident 
  



City of Victoria Mayor and Councillors, 

 

As a resident of Broughton Street, only blocks away from the proposed project, I would 

greatly welcome Telus Ocean to my neighbourhood. It will bring a new energy into this 

commonly overlooked corridor of the city. Further, it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

 

 Thank you for your consideration. 

 

 Sincerely, 

 

 Aaron Bergunder 

 Victoria Resident 
  



City of Victoria Mayor and Councillors, 

  

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

  

o            Create high-value jobs in the tech and innovation sectors. 

  

o             Contribute to a stronger, more resilient economy. 

  

o             Create new vibrant, inviting, and productive public space. 

  

o             Offer sustainable office space in the Central Business District. 

  

o             Bring life to an existing vehicle parking lot in a prominent Downtown location. 

  

o             Complement the surrounding community with world-class, iconic architecture. 

  

  

Thank you for your consideration. 

  

Sincerely, 

  

Kip Clancy 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

  

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

  

o            Create high-value jobs in the tech and innovation sectors. 

  

o             Contribute to a stronger, more resilient economy. 

  

o             Create new vibrant, inviting, and productive public space. 

  

o             Offer sustainable office space in the Central Business District. 

  

o             Bring life to an existing vehicle parking lot in a prominent Downtown location. 

  

o             Complement the surrounding community with world-class, iconic architecture. 

  

  

Thank you for your consideration. 

  

Sincerely, 

  

Clint Plett 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o       Contribute to a stronger, more resilient economy. 

 

o       Create new vibrant, inviting, and productive public space. 

 

o       Offer sustainable office space in the Central Business District. 

 

o       Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Mark Donahue 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 o      Create high-value jobs in the tech and innovation sectors. 

o       Contribute to a stronger, more resilient economy. 

o       Create new vibrant, inviting, and productive public space. 

o       Offer sustainable office space in the Central Business District. 

o       Bring life to an existing vehicle parking lot in a prominent Downtown location. 

o       Complement the surrounding community with world-class, iconic architecture. 

  

 Thank you for your consideration. 

 Sincerely, 

 Graham Finch 

 Victoria Resident 

  



City of Victoria Mayor and Councillors, 
 
I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS 
Ocean development vision to Downtown Victoria because I believe it will: 
 
 o Create high-value jobs in the tech and innovation sectors. 
o Contribute to a stronger, more resilient economy. 
o Create new vibrant, inviting, and productive public space. 
o Offer sustainable office space in the Central Business District. 
o Bring life to an existing vehicle parking lot in a prominent Downtown location. 
o Complement the surrounding community with world-class, iconic architecture.  
 
I live in the downtown core and think that specific area could use a touch of innovation 
and beautifying!  
 
 
 Thank you for your consideration. 
 
 Sincerely, 
 
 Justine Shu 
 Victoria Resident 
  



Hello, Lisa Helps and city of Victoria Councillors, 

 

I'd like to express my support for the TELUS Ocean building. I bike by this corner almost 

daily and think it will make a fantastic addition to the city's core. It will draw beneficial 

commercial interest to the southwest part of downtown (an improvement from a few 

mobile-offices for rental car companies). I think the project team is fantastic, and the 

resulting development will: 
 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

 

Sincerely, 

Jesse Campbell 

A resident of Cook Street Village 
  



City of Victoria Mayor and Councillors, 

  

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

  

o            Create high-value jobs in the tech and innovation sectors. 

  

o             Contribute to a stronger, more resilient economy. 

  

o             Create new vibrant, inviting, and productive public space. 

  

o             Offer sustainable office space in the Central Business District. 

  

o             Bring life to an existing vehicle parking lot in a prominent Downtown location. 

  

o             Complement the surrounding community with world-class, iconic architecture. 

  

  

Thank you for your consideration. 

  

Sincerely, 

  

Daniel Gao 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 
  
I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 
development vision to Downtown Victoria because I believe it will: 
  
o         Create high-value jobs in the tech and innovation sectors. 
  
o          Contribute to a stronger, more resilient economy. 
  
o          Create new vibrant, inviting, and productive public space. 
  
o          Offer sustainable office space in the Central Business District. 
  
o          Bring life to an existing vehicle parking lot in a prominent Downtown location. 
  
o          Complement the surrounding community with world-class, iconic architecture. 
  
  
Thank you for your consideration. 
  
Sincerely, 
  
Sarah Ueland 
Interested Stakeholder 
  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Charron Hamilton 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 
  
I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 
development vision to Downtown Victoria because I believe it will: 
  
o         Create high-value jobs in the tech and innovation sectors. 
  
o          Contribute to a stronger, more resilient economy. 
  
o          Create new vibrant, inviting, and productive public space. 
  
o          Offer sustainable office space in the Central Business District. 
  
o          Bring life to an existing vehicle parking lot in a prominent Downtown location. 
  
o          Complement the surrounding community with world-class, iconic architecture. 
  
  
Thank you for your consideration. 
  
Sincerely, 
  
Kayle Rizzo 
Victoria Resident 

  



City of Victoria Mayor and Councillors, 

  

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

  

o            Create high-value jobs in the tech and innovation sectors. 

  

o             Contribute to a stronger, more resilient economy. 

  

o             Create new vibrant, inviting, and productive public space. 

  

o             Offer sustainable office space in the Central Business District. 

  

o             Bring life to an existing vehicle parking lot in a prominent Downtown location. 

  

o             Complement the surrounding community with world-class, iconic architecture. 

  

  

Thank you for your consideration. 

  

Sincerely, 

  

Peter Machnee 

Victoria Resident 

  



This development will catalyze more growth around the Leg and lower Douglas Street. All 

much needed. 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

 o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

 Thank you for your consideration. 

 

 Sincerely, 

 

 Andrew Armstrong 

 Victoria Resident, 

  



City of Victoria Mayor and Councillors, 

  

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

  

o            Create high-value jobs in the tech and innovation sectors. 

  

o             Contribute to a stronger, more resilient economy. 

  

o             Create new vibrant, inviting, and productive public space. 

  

o             Offer sustainable office space in the Central Business District. 

  

o             Bring life to an existing vehicle parking lot in a prominent Downtown location. 

  

o             Complement the surrounding community with world-class, iconic architecture. 

  

  

Thank you for your consideration. 

  

Sincerely, 

  

Sarah May 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

  

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

  

o            Create high-value jobs in the tech and innovation sectors. 

  

o             Contribute to a stronger, more resilient economy. 

  

o             Create new vibrant, inviting, and productive public space. 

  

o             Offer sustainable office space in the Central Business District. 

  

o             Bring life to an existing vehicle parking lot in a prominent Downtown location. 

  

o             Complement the surrounding community with world-class, iconic architecture. 

  

  

Thank you for your consideration. 

  

Sincerely, 

  

Amrit Pal Singh 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 o      Create high-value jobs in the tech and innovation sectors. 

o       Contribute to a stronger, more resilient economy. 

o       Create new vibrant, inviting, and productive public space. 

o       Offer sustainable office space in the Central Business District. 

o       Bring life to an existing vehicle parking lot in a prominent Downtown location. 

o       Complement the surrounding community with world-class, iconic architecture. 

  

 Thank you for your consideration. 

 Sincerely, 

 Yvonne Blum 

 Victoria Resident  

  



City of Victoria Mayor and Councillors, 

  

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

  

o            Create high-value jobs in the tech and innovation sectors. 

  

o             Contribute to a stronger, more resilient economy. 

  

o             Bring life to an existing vehicle parking lot in a prominent Downtown location. 

  

  

Thank you for your consideration. 

  

Sincerely, 

  

Terry Bergen 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Joanne Jenkins 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors,  

  

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will:  

  

o            Create high-value jobs in the tech and innovation sectors.  

  

o             Contribute to a stronger, more resilient economy.  

  

o             Create new vibrant, inviting, and productive public space.  

  

o             Offer sustainable office space in the Central Business District.  

  

o             Bring life to an existing vehicle parking lot in a prominent Downtown location.  

  

o             Complement the surrounding community with world-class, iconic architecture.   

  

  

Thank you for your consideration.  

  

Sincerely,  

  

Talin Mirzayan  

Interested Stakeholder  

  



City of Victoria Mayor and Councillors, 

  

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

  

o            Create high-value jobs in the tech and innovation sectors. 

  

o             Contribute to a stronger, more resilient economy. 

  

o             Create new vibrant, inviting, and productive public space. 

  

o             Offer sustainable office space in the Central Business District. 

  

o             Bring life to an existing vehicle parking lot in a prominent Downtown location. 

  

o             Complement the surrounding community with world-class, iconic architecture. 

  

  

Thank you for your consideration. 

  

Sincerely, 

  

Lisa Reinhardt 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria for the following reason(s): 

 

It will create high-value jobs in the tech and innovation sectors. 

 

It will contribute to a stronger, more resilient economy. 

 

It will create new vibrant, inviting, and productive public space. 

 

It will offer sustainable office space in the central business district. 

 

It moonwill bring life to an existing vehicle parking lot in a prominent downtown location. 

 

It will complement the surrounding community with world-class, iconic architecture. 

 

Thank you,  

Leslie Dube 
  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 o      Create high-value jobs in the tech and innovation sectors. 

o       Contribute to a stronger, more resilient economy. 

o       Create new vibrant, inviting, and productive public space. 

o       Offer sustainable office space in the Central Business District. 

o       Complement the surrounding community with world-class, iconic architecture. 

  

 Thank you for your consideration. 

 Sincerely, 

 Krysta Mae 

 Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am a resident of the city of Victoria. I am writing to express my support for TELUS Ocean. I 

welcome the proposed TELUS Ocean development vision to downtown Victoria for the 

following reasons: 

• It will contribute to a stronger, more resilient economy 

• It will create new vibrant and productive public space 

• It will offer sustainable office space in the central business district 

• It will bring life to an existing vehicle parking to in a prominent downtown location 

• It will complement the surrounding community with world-class, iconic architecture 

 

Thank you for your time! 

Best, 

Emily 
  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 o      Create high-value jobs in the tech and innovation sectors. 

o       Contribute to a stronger, more resilient economy. 

o       Create new vibrant, inviting, and productive public space. 

o       Offer sustainable office space in the Central Business District. 

o       Bring life to an existing vehicle parking lot in a prominent Downtown location. 

o       Complement the surrounding community with world-class, iconic architecture. 

  

 Thank you for your consideration. 

 Sincerely, 

 Sarah Prows 

 Interested Stakeholder 

 



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o       Create high-value jobs in the tech and innovation sectors. 

 

o       Contribute to a stronger, more resilient economy. 

 

o       Create new vibrant, inviting, and productive public space. 

 

o       Offer sustainable office space in the Central Business District. 

 

o       Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o       Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Victoria Wells 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o       Create high-value jobs in the tech and innovation sectors. 

 

o       Contribute to a stronger, more resilient economy. 

 

o       Create new vibrant, inviting, and productive public space. 

 

o       Offer sustainable office space in the Central Business District. 

 

o       Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o       Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Sebastien Brotherton 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

  

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

  

o           Create high-value jobs in the tech and innovation sectors. 

  

o            Create new vibrant, inviting, and productive public space. 

  

o            Offer sustainable office space in the Central Business District. 

  

o            Bring life to an existing vehicle parking lot in a prominent Downtown location. 

  

o            Complement the surrounding community with world-class, iconic architecture. 

  

  

Thank you for your consideration. 

  

Sincerely, 

  

Fabrice Christen 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

  

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

  

o            Create high-value jobs in the tech and innovation sectors. 

  

o             Contribute to a stronger, more resilient economy. 

  

o             Create new vibrant, inviting, and productive public space. 

  

o             Offer sustainable office space in the Central Business District. 

  

o             Bring life to an existing vehicle parking lot in a prominent Downtown location. 

  

o             Complement the surrounding community with world-class, iconic architecture. 

  

  

Thank you for your consideration. 

  

Sincerely, 

  

Marlon Coy-Veliz 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Contribute to a stronger, more resilient economy. 

 

o Offer sustainable office space in the Central Business District. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Kevin Klasen 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean development vision to 

Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture.  

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Paola Moore 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Kyle Milloy 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• e 

Thank you for your consideration. 

Sincerely, 

e e 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

asdf asdf 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

SEAN MIDWOOD 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Laura Feeleus 

Arc.hive artist run centre founder 

Gage Gallery Treasurer 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Paul Butler 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

Thank you for your consideration. 

Sincerely, 

Kyle Harrison 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Mary Sandwith 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Phil Richardson 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Don Hill 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Victoria need new growth and by encouraging this, it will show other developments that 

this city welcome creative developments that will fit it's needs. Change is good if we are willing 

to open ourselves to new technology and innovations. 

Thank you for your consideration. 

Sincerely, 

STEPHEN TRAN 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Sean Donnelly 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Michelle Harrington 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

• I love the TELUS buildings in Vancouver and other cities in Canada. 

• Victoria would have a nicer downtown with TELUS Ocean 

Thank you for your consideration. 

Sincerely, 

Aaron Slingsby 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Bruce Yoshida 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Kelly Rawson 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Begum Kabatas 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Nikki Warnock 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

I am proud to be a TELUS team member and am so excited for a world-class, LEEDcertified space in 

which to work. TELUS Ocean will be a beautiful addition to Victoria's 

downtown. 

Thank you for your consideration. 

Sincerely, 

Melanie Jagiello 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Anthony Redmond 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Charlene Tikk 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Kathy Baan 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Sherri Lehan 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Craig Adams 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

The area where this building is planned is currently a Budget Car Rental/Car Park next to 

the Crystal Gardens. I think it would be an asset to the lower end of Douglas Street just across 

the road from the Victoria Conference Centre. I think this would be a huge asset to the City of 

Victoria. Thank you. 

Thank you for your consideration. 

Sincerely, 

Kate Braunizer 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Jill Healey 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Offer sustainable office space in the Central Business District. 

Thank you for your consideration. 

Sincerely, 

Brian Marshand 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

Thank you for your consideration. 

Sincerely, 

Maurice Popescu 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Adam Kozyniak 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Lori Polukoshko 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Donald McIsaac 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

• It will strengthen the city’s brand, it's image and reputation as a great place to do 

business. 

Thank you for your consideration. 

Sincerely, 

David Turgeon 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Lisa Knechtel 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

• TELUS always has the unwavering commitment to improve the environment with their 

• LEED-certified buildings. Their beautiful architectural designs are also impactful to any city 

skyline. 

Thank you for your consideration. 

Sincerely, 

Cindy Chan 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Offer sustainable office space in the Central Business District. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Michael Louie 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Andrea Blaylock 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Mary Verissimo 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Christopher Ridge 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Melody Mui 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

James Avery 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Diane Singh 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Theresa Fong 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Ron Prasad 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Nick Rainbow 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Dan Watson 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Jacquie Engman 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Loren Pedersen 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Suzanne Morris 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

 o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

 Thank you for your consideration. 

 

 Sincerely, 

 

 Lee Tanner 

 Victoria Resident, 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Pete Pietramala 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

Thank you for your consideration. 

Sincerely, 

Sarita Sall 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Kari McLeod 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Lisa Knechtel 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. 

 

I met my husband in Victoria when I was at school at Royal Roads University. We ended having 

to leave Victoria, and move to Toronto as the job opportunities on the island were extremely 

limited. I hope to eventually move back, as that is where all my husband’s family lives, however 

only possible if the island invests in the economy and development. We need to be creating 

more job opportunities in tech for this generation and future ones, especially with tourism on-

hold and the industry expected to face a slow recovery for years ahead. 

 

This is why: I welcome the proposed TELUS Ocean development vision to Downtown Victoria 

because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

Thank you for your consideration. 

 

Sincerely, 

 

Kristin Izumi 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Karin Kondas 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Contribute to a stronger, more resilient economy. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Jim Young 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Jason Macdonnell 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Rob Inkster 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Lisa Gruosso 

Victoria Downtown Resident 

  



City of Victoria Mayor and Councillors, 

  

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

  

o            Create high-value jobs in the tech and innovation sectors. 

  

o             Contribute to a stronger, more resilient economy. 

  

o             Create new vibrant, inviting, and productive public space. 

  

o             Offer sustainable office space in the Central Business District. 

  

o             Bring life to an existing vehicle parking lot in a prominent Downtown location. 

  

o             Complement the surrounding community with world-class, iconic architecture. 

  

  

Thank you for your consideration. 

  

Sincerely, 

  

Rachael Clarke 

Greater Victoria Resident/ Downtown Victoria Employee 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Kyle Empringham 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

  

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

  

o            Create high-value jobs in the tech and innovation sectors. 

  

o             Contribute to a stronger, more resilient economy. 

  

o             Create new vibrant, inviting, and productive public space. 

  

o             Offer sustainable office space in the Central Business District. 

  

o             Bring life to an existing vehicle parking lot in a prominent Downtown location. 

  

o             Complement the surrounding community with world-class, iconic architecture. 

  

  

Thank you for your consideration. 

  

Sincerely, 

  

Maureen Shaw 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 o      Create new vibrant, inviting, and productive public space. 

o       Bring life to an existing vehicle parking lot in a prominent Downtown location. 

o       Complement the surrounding community with world-class, iconic architecture. 

  

 Thank you for your consideration. 

 Sincerely, 

 Beth Gibson 

 Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Brandon 

 

 

Brandon Williams 

407-860 View Street 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Anthony Thorne 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Doug Millen 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Toni Bramley 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Kimberly Banfield 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Brad Wigard 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Norra Mirosevic 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

  

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

  

o            Create high-value jobs in the tech and innovation sectors. 

  

o             Contribute to a stronger, more resilient economy. 

  

o             Create new vibrant, inviting, and productive public space. 

  

o             Offer sustainable office space in the Central Business District. 

  

o             Bring life to an existing vehicle parking lot in a prominent Downtown location. 

  

o             Complement the surrounding community with world-class, iconic architecture. 

  

  

Thank you for your consideration. 

  

Sincerely, 

  

Jack Bates 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o       Create high-value jobs in the tech and innovation sectors. 

 

o       Contribute to a stronger, more resilient economy. 

 

o       Create new vibrant, inviting, and productive public space. 

 

o       Offer sustainable office space in the Central Business District. 

 

o       Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o       Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Sheila Nykwist 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Terry Ann Lyon 

Victoria Resident 

 





To you, Madame Mayor and Council of Victoria, B.C. 

Hoping that you will at least read my plea. 

It's short, you are busy, 'no reply needed'. 

 

*** 

We came here in 2002 from Toronto. 

Every early-morning, at the base of their tall buildings, city workers found 

piled-up bodies of dead birds. 

A F.L.A.P. of people formed, on a daily dawn-hunt for any still alive, to help keep-them-alive-

then-fly-away.   

*** 

 

Recently, here in our new Victoria home, we read about the 'intended' very tall building 

guaged at seventeen (17?) stories, businesses on the gd. flr. included. 

You should not approve that .. please lower the height. 

 

Most all of Victoria's residents love our ornithological beauties.  Sadly a public response in 

the Times Colonist had none/few letters about this major lack of awareness.  Such height 

should never happen in our unique and bird attractive city.  

 

And why was there no evident Comment by Mr. Obee? 

**** 

Please do not decimate such wonderful visuals of Victoria. 

Most especially think of our heart-warming birds. 

 

Thank you. 

Ann Kroeker 
 



Dear Mayor Helps and Victoria Council, 

I am reaching out because of concerns with the proposed Telus Ocean building at 767 

Douglas St (DPV00155).  I submitted comments previously about bird collision concerns 

given the huge amount of reflective glass they plan to use. However, when I heard about 

their responses to concerns about bird collisions, I wanted to send additional comments, 

and with the comments period officially over, this appears to be the only way.  

The applicant's response contains methods that are insufficient or ineffective at preventing 

collisions, and does not follow any science-based guidelines for preventing collisions, such 

as the Toronto Green Standard or the CSA bird-friendly building guidelines.  

The applicant says that glazing in proximity to trees will be treated with frit or film that is 

only visible to birds, such as Ornilux. Unfortunately Ornilux glass, which has UV-reflective 

patterns in it, has shown mixed results when tested for effectiveness. In some conditions, it 

was actually found to increase collisions. UV treatments are also less effective than visible 

collision deterrents because many species of birds cannot see UV light, and there is little UV 

light available to be reflected early in the morning, when most collisions occur.  

The Toronto Green Standard requires that 85% of glazing within the first 16 m of the 

building be treated to prevent collisions, as well as 4 m above rooftop terraces. The 

applicant's proposal to treat only the areas around trees is insufficient to prevent collisions 

occurring elsewhere on the building.  

The proposed mitigation measures are insufficient to prevent collisions, and use materials 

with unproven effectiveness. To show their commitment to effective bird collision 

prevention, the applicant should ensure their proposal follows science-based bird-friendly 

design guidelines such as the Toronto Green Standard or the CSA bird-friendly design 

standard.  

Thank you, 

 

Willow English 
 



Mayor Helps and Council, 

  

I am writing in support of the Telus building proposal. 

I can see that it would be a beautiful and functional addition to the Victoria Downtown scene. It 

is only a few blocks from my residence and I would be able to add it to the many spots that I 

frequent in non Covid 19 times. 

The architects have presented a clear vision and a great presentation and an honest effort to 

improve on the core of the city. Please vote for this important building. 

  

Yours truly, 

  

Ben Levinson, B. Arch, MRAIC Life Member, MAIBC Member for Life, BEP, Retired. 

501- 636 Montreal Street 

Victoria, BC V8V 4Y1 

  

P. S. I am not involved in this project in any way. 

 



I would like to strongly express my support for Telus Ocean.This city property has been 

underutilized for decades. I can't find the date of the city's proposal to sell 2 lots, and build 

a Children's museum on the 3rd lot. Also the Crystal Gardens,, same situation. City turned 

down a brewery proposal, however the RFP, request for proposal also went unanswered. 

Diversity is the most important issue facing Victoria's business community. Business 

vacancies, lack of tourism,unsafe  downtown are factors in the movement out to the West 

Shore.Thousands of new condo/apartment units....Jobs are needed to attract a more stable 

community. 

I do not need to state all the other reasons to support this proposal. Others are more 

eloquent than I. 

Thank You 

Catherine Brankston 

314 999 Burdett Ave 

Victoria BC 

V8V 3 G7 
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To: Mayor and Councilors, City of Victoria 

Re:  TELUS Ocean applications for development permit variances and rezoning  

Date:  February 23, 2021 

 

Dear Mayor Helps and Councilors: 

 
I have not submitted a picture with this letter but it may be helpful for you to go to the Aryze 

Developments Instagram site and view the scale model of TELUS Ocean in amongst the 

surrounding buildings: https://www.instagram.com/p/CLaL4DKD3qv/ 

I have written to City Council before, arguing that TELUS Ocean’s neighbours deserve 

consideration by City Council for our call to scale back the proposed rezoning because we could 

not reasonably have expected a building of this magnitude to be proposed for this site.  In 

response to this and many similar questions about size, height and density, TELUS / Aryze, the 

applicants, have responded that we all knew there was going to be a big building here as the 

site was already zoned CA-4, with a maximum building height of 43meters and an FSR (floor 

space ratio) of 3.0:1.  They argued further that the constraints of the site, need to create some 

separation from the adjoining condo (The ARIA), choice of building technology, and intent to 

construct a landmark structure that is economically viable, together forced the need for 

variances affecting height, density, and setbacks.  This results in a proposed building 10 meters 

taller, over 85% denser, and with essentially sheer glass walls up against the lot frontages along 

Douglas and Humboldt.  But, TELUS / Aryze assure us that this building remains sensitive to the 

local context.  If neighbours see the building as too large, it is merely because, as the last site to 

be developed, everyone notices the newcomer.   

In the face of this comprehensive argument, it is necessary for those who say that TELUS Ocean 

is too big to explain why development on this scale was not anticipated, is unprecedented, and 

is indeed out of context. 

Let me start with the assertion that a “big” building was always intended for this site.  The 

current zoning, with its density and height limits and required setbacks, suggests that a typical 

building on this site would present a relatively slender 14 storey tower centered on the kite-

shaped lot.  Even if building amenities merited a bonus density of 4.0:1, the building would be 

considerably shorter and less massive than the Hilton Doubletree Hotel that is on an a fairly 

comparable triangular lot immediately across Humboldt.  Indeed, because the Hilton 

Doubletree has an FSR similar to that which is being sought by TELUS / Aryze, we might expect 

the new building to be noticeably smaller than its neighbour. 
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By contrast, what we see in the developers’ scale model is that TELUS Ocean presents a much 

more massive appearance and, in particular, is a building with enormous facades.  The wall that 

the Doubletree Hilton and the much smaller south tower of the Falls condo face rises roughly 

18 storeys and runs the full length from Douglas to Penwell.  The wall facing the 12 storey ARIA 

condominium, the nearest building to TELUS Ocean, is about twice the condo’s width and 16 

meters taller; and this is TELUS Ocean’s smallest façade.   

TELUS / Aryze argue that such massive facades should also have been anticipated.  They take 

the unusual stance that the entire theoretical building envelope can be built out, entirely 

disregarding the maximum height, density and required setbacks in the current zoning.  Seeking 

rezoning to make that position possible, they continue to base their façade areas on the 

theoretical ones they calculated.   

What accounts for these dominating façades?  The first cause is TELUS Ocean’s unusual shape.  

For any given volume, a building with a triangular floorplate necessarily has larger sides than a 

more conventional rectangular one.  Indeed, when we remember that a triangle’s area is half its 

length times its height, we can see that the façades it presents are the size one would expect in 

a rectangular building of twice the density, in this case a notional FSR of over 11:0:1.  Of course, 

no one would anticipate this scale.   

The other reason for TELUS Ocean’s enormous façades is that commercial buildings tend to 

have greater storey height than residential ones.  That means that, for the same FSR, a 

commercial building will have bigger walls than a residential one.  That would be tempered if 

the maximum building height were enforced but TELUS / Aryze argue that, instead, the building 

height should be increased to account for the larger storey size.  While it is true that the City 

has been sympathetic to developer arguments for height variances in the downtown, that has 

been because it created more slender towers – improving view corridors and limiting shading 

effects.  But TELUS / Aryze argue for increased height and, except for a cutback at the south 

edge, keep the full width.  Surely, no one would anticipate this approach. 

The triangular floorplate of TELUS Ocean relates to another source of its monumental presence, 

the commitment to literally stand out, to be a landmark building.   

TELUS / Aryze identify it as a “flatiron building”.  Indeed, this is an iconic design seen in many 

cities.  For example, dating from another era but demonstrating its enduring appeal, there are 

the Europe Hotel in Vancouver’s Gastown, the Gooderham Building on Wellington Street in 

Toronto, and of course the famous Flatiron Building on Fifth Avenue in Manhattan.  Such 

buildings – typically triangular with a prominent front point and a stubby rear – are natural 

focal points.  And this is true regardless of their absolute size; even at the current height and 

density limits, such a building would be monumental. 
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TELUS / Aryze describe the site as “a key apex terminus”.  However, choosing this flatiron 

design is a bold decision on the part of the developers because the site location is not ideal.  

The Downtown Core Area Plan’s urban design section describes “Terminated Vista street 

conditions” at some length and shows how this works for an “inflected street intersection”.  It is 

true that the TELUS Ocean lot is situated where the regular street grid is broken at the 5 corner 

intersection and Douglas Street narrows slightly.  But it is mainly the fact that the Hilton 

Doubletree Hotel stands quite far back from its corner that makes a pointed design pushed as 

far forward as possible at the Douglas and Humboldt corner visible from afar, looking south 

down Douglas.  

TELUS / Aryze spend considerable effort arguing how the building placement on the lot is the 

result of their care to provide the best possible separation between TELUS Ocean and 

neighbouring buildings.  Indeed, once they create a street width separation from their nearest 

neighbour, the ARIA (thus forming the “Penwell Extension”), they are more or less “forced” to 

position TELUS Ocean in the Douglas and Humboldt corner.  It is true that ARIA residents are 

very interested in having as much separation as possible from TELUS Ocean (and are concerned 

by the TELUS / Aryze assertion that TELUS Ocean could be built 3 meters from the ARIA).  The 

Doubletree Hilton is also interested in preserving the “Penwell Extension” as a sliver of a view 

corridor.  That said, the fact that this separation pushes the new building into much greater 

prominence raises questions about whether sensitivity to its neighbours was the main driver 

here. 

That placement on the lot means that TELUS Ocean crowds the sidewalk on both Douglas and 

Humboldt Streets.  In this regard, the building is quite different than nearly all its neighbours 

(the partial exception being the podium of the Hilton Doubletree Hotel along Humboldt) which 

feature at least very wide sidewalks and in many cases front “plazas” (or a side yard in the case 

of Church of Our Lord at Humboldt and Blanshard).  TELUS / Aryze mitigate this crowding at 

street level by undercutting the building to increase the sidewalk width.  However, that does 

not change the fact that at any distance the building’s street wall hugs the sidewalks.  The 

effect of this placement is that the views down both Douglas and Humboldt are visibly 

narrowed.   

The Developers never followed up on their promise to temporarily paint the outline of the 

building’s triangular cross-section (footprint) on the ground so Humboldt Valley residents could 

understand TELUS Ocean’s dimensions and placement.  However, you can get some sense of 

that in their rendering showing the view south down Douglas, where TELUS Ocean’s prow 

stands out very prominently and you can’t see any buildings beyond it.  

That said, TELUS Ocean is not a typical flatiron design.  It has a triangular floorplate with an 

acute point at the north end at Humboldt and Douglas and, unexpectedly, another acute point 
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at the south end facing the Crystal Garden.  If one focal point as viewed from Douglas looking 

south is good, then how about another focal point from south Douglas looking north?  

However, this design decision introduces a number of additional problems.  First, it is the origin 

of the extreme façade length along Douglas which the cut at the south corner seeks to 

remediate at roof level.  But for the lower floors, the south point extends right to the lot line.  In 

doing so, it visually extends towards the Crystal Garden and changes the feel and orientation of 

the south plaza, one of the very few public plazas downtown.  The point cuts the south plaza off 

from direct access to the Conference Centre entrance and crosswalk across Douglas and thus 

changes the sense of connection between the Conference Centre and the Crystal Garden.  

Instead, it emphasizes the plaza as being behind TELUS Ocean.  While the proposal notes that 

the public realm is being enhanced and extended, it is perhaps equally accurate to say that 

TELUS Ocean borrows space and extends its presence by using the surrounding public areas at 

the south and north points.   

In conclusion, my argument remains that TELUS Ocean is unexpectedly massive and simply 

overwhelms its neighbours.  Even the Empress, mostly a little further away, suffers from the 

proximity.  For these reasons, I ask the City to: reject the current rezoning application and give 

some direction for a reapplication.  Please ask the applicant to take into account existing 

buildings, not just in terms of separation but in terms of appropriate scale.  Reduce size to 

something near current allowed density.  Relate more sympathetically to existing building 

relationships and streetscapes and protect the south plaza. 

Yours respectfully, 
Andy Wachtel 
737 Humboldt Street 
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To: Mayor and Councilors, City of Victoria 

Re:  TELUS Ocean applications for development permit variances and rezoning  

Date:  February 23, 2021 

 

Dear Mayor Helps and Councilors: 

 
I have not submitted a picture with this letter but it may be helpful for you to go to the Aryze 

Developments Instagram site and view the scale model of TELUS Ocean in amongst the 

surrounding buildings: https://www.instagram.com/p/CLaL4DKD3qv/ 

I have written to City Council before, arguing that TELUS Ocean’s neighbours deserve 

consideration by City Council for our call to scale back the proposed rezoning because we could 

not reasonably have expected a building of this magnitude to be proposed for this site.  In 

response to this and many similar questions about size, height and density, TELUS / Aryze, the 

applicants, have responded that we all knew there was going to be a big building here as the 

site was already zoned CA-4, with a maximum building height of 43meters and an FSR (floor 

space ratio) of 3.0:1.  They argued further that the constraints of the site, need to create some 

separation from the adjoining condo (The ARIA), choice of building technology, and intent to 

construct a landmark structure that is economically viable, together forced the need for 

variances affecting height, density, and setbacks.  This results in a proposed building 10 meters 

taller, over 85% denser, and with essentially sheer glass walls up against the lot frontages along 

Douglas and Humboldt.  But, TELUS / Aryze assure us that this building remains sensitive to the 

local context.  If neighbours see the building as too large, it is merely because, as the last site to 

be developed, everyone notices the newcomer.   

In the face of this comprehensive argument, it is necessary for those who say that TELUS Ocean 

is too big to explain why development on this scale was not anticipated, is unprecedented, and 

is indeed out of context. 

Let me start with the assertion that a “big” building was always intended for this site.  The 

current zoning, with its density and height limits and required setbacks, suggests that a typical 

building on this site would present a relatively slender 14 storey tower centered on the kite-

shaped lot.  Even if building amenities merited a bonus density of 4.0:1, the building would be 

considerably shorter and less massive than the Hilton Doubletree Hotel that is on an a fairly 

comparable triangular lot immediately across Humboldt.  Indeed, because the Hilton 

Doubletree has an FSR similar to that which is being sought by TELUS / Aryze, we might expect 

the new building to be noticeably smaller than its neighbour. 
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By contrast, what we see in the developers’ scale model is that TELUS Ocean presents a much 

more massive appearance and, in particular, is a building with enormous facades.  The wall that 

the Doubletree Hilton and the much smaller south tower of the Falls condo face rises roughly 

18 storeys and runs the full length from Douglas to Penwell.  The wall facing the 12 storey ARIA 

condominium, the nearest building to TELUS Ocean, is about twice the condo’s width and 16 

meters taller; and this is TELUS Ocean’s smallest façade.   

TELUS / Aryze argue that such massive facades should also have been anticipated.  They take 

the unusual stance that the entire theoretical building envelope can be built out, entirely 

disregarding the maximum height, density and required setbacks in the current zoning.  Seeking 

rezoning to make that position possible, they continue to base their façade areas on the 

theoretical ones they calculated.   

What accounts for these dominating façades?  The first cause is TELUS Ocean’s unusual shape.  

For any given volume, a building with a triangular floorplate necessarily has larger sides than a 

more conventional rectangular one.  Indeed, when we remember that a triangle’s area is half its 

length times its height, we can see that the façades it presents are the size one would expect in 

a rectangular building of twice the density, in this case a notional FSR of over 11:0:1.  Of course, 

no one would anticipate this scale.   

The other reason for TELUS Ocean’s enormous façades is that commercial buildings tend to 

have greater storey height than residential ones.  That means that, for the same FSR, a 

commercial building will have bigger walls than a residential one.  That would be tempered if 

the maximum building height were enforced but TELUS / Aryze argue that, instead, the building 

height should be increased to account for the larger storey size.  While it is true that the City 

has been sympathetic to developer arguments for height variances in the downtown, that has 

been because it created more slender towers – improving view corridors and limiting shading 

effects.  But TELUS / Aryze argue for increased height and, except for a cutback at the south 

edge, keep the full width.  Surely, no one would anticipate this approach. 

The triangular floorplate of TELUS Ocean relates to another source of its monumental presence, 

the commitment to literally stand out, to be a landmark building.   

TELUS / Aryze identify it as a “flatiron building”.  Indeed, this is an iconic design seen in many 

cities.  For example, dating from another era but demonstrating its enduring appeal, there are 

the Europe Hotel in Vancouver’s Gastown, the Gooderham Building on Wellington Street in 

Toronto, and of course the famous Flatiron Building on Fifth Avenue in Manhattan.  Such 

buildings – typically triangular with a prominent front point and a stubby rear – are natural 

focal points.  And this is true regardless of their absolute size; even at the current height and 

density limits, such a building would be monumental. 
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TELUS / Aryze describe the site as “a key apex terminus”.  However, choosing this flatiron 

design is a bold decision on the part of the developers because the site location is not ideal.  

The Downtown Core Area Plan’s urban design section describes “Terminated Vista street 

conditions” at some length and shows how this works for an “inflected street intersection”.  It is 

true that the TELUS Ocean lot is situated where the regular street grid is broken at the 5 corner 

intersection and Douglas Street narrows slightly.  But it is mainly the fact that the Hilton 

Doubletree Hotel stands quite far back from its corner that makes a pointed design pushed as 

far forward as possible at the Douglas and Humboldt corner visible from afar, looking south 

down Douglas.  

TELUS / Aryze spend considerable effort arguing how the building placement on the lot is the 

result of their care to provide the best possible separation between TELUS Ocean and 

neighbouring buildings.  Indeed, once they create a street width separation from their nearest 

neighbour, the ARIA (thus forming the “Penwell Extension”), they are more or less “forced” to 

position TELUS Ocean in the Douglas and Humboldt corner.  It is true that ARIA residents are 

very interested in having as much separation as possible from TELUS Ocean (and are concerned 

by the TELUS / Aryze assertion that TELUS Ocean could be built 3 meters from the ARIA).  The 

Doubletree Hilton is also interested in preserving the “Penwell Extension” as a sliver of a view 

corridor.  That said, the fact that this separation pushes the new building into much greater 

prominence raises questions about whether sensitivity to its neighbours was the main driver 

here. 

That placement on the lot means that TELUS Ocean crowds the sidewalk on both Douglas and 

Humboldt Streets.  In this regard, the building is quite different than nearly all its neighbours 

(the partial exception being the podium of the Hilton Doubletree Hotel along Humboldt) which 

feature at least very wide sidewalks and in many cases front “plazas” (or a side yard in the case 

of Church of Our Lord at Humboldt and Blanshard).  TELUS / Aryze mitigate this crowding at 

street level by undercutting the building to increase the sidewalk width.  However, that does 

not change the fact that at any distance the building’s street wall hugs the sidewalks.  The 

effect of this placement is that the views down both Douglas and Humboldt are visibly 

narrowed.   

The Developers never followed up on their promise to temporarily paint the outline of the 

building’s triangular cross-section (footprint) on the ground so Humboldt Valley residents could 

understand TELUS Ocean’s dimensions and placement.  However, you can get some sense of 

that in their rendering showing the view south down Douglas, where TELUS Ocean’s prow 

stands out very prominently and you can’t see any buildings beyond it.  

That said, TELUS Ocean is not a typical flatiron design.  It has a triangular floorplate with an 

acute point at the north end at Humboldt and Douglas and, unexpectedly, another acute point 
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at the south end facing the Crystal Garden.  If one focal point as viewed from Douglas looking 

south is good, then how about another focal point from south Douglas looking north?  

However, this design decision introduces a number of additional problems.  First, it is the origin 

of the extreme façade length along Douglas which the cut at the south corner seeks to 

remediate at roof level.  But for the lower floors, the south point extends right to the lot line.  In 

doing so, it visually extends towards the Crystal Garden and changes the feel and orientation of 

the south plaza, one of the very few public plazas downtown.  The point cuts the south plaza off 

from direct access to the Conference Centre entrance and crosswalk across Douglas and thus 

changes the sense of connection between the Conference Centre and the Crystal Garden.  

Instead, it emphasizes the plaza as being behind TELUS Ocean.  While the proposal notes that 

the public realm is being enhanced and extended, it is perhaps equally accurate to say that 

TELUS Ocean borrows space and extends its presence by using the surrounding public areas at 

the south and north points.   

In conclusion, my argument remains that TELUS Ocean is unexpectedly massive and simply 

overwhelms its neighbours.  Even the Empress, mostly a little further away, suffers from the 

proximity.  For these reasons, I ask the City to: reject the current rezoning application and give 

some direction for a reapplication.  Please ask the applicant to take into account existing 

buildings, not just in terms of separation but in terms of appropriate scale.  Reduce size to 

something near current allowed density.  Relate more sympathetically to existing building 

relationships and streetscapes and protect the south plaza. 

Yours respectfully, 
Andy Wachtel 
737 Humboldt Street 
 







NOTICE OF DISPOSITION OF PROPERTY 

Pursuant to Sections 26(3) of the Community Charter 

TAKE NOTICE that The City of Victoria intends to sell the land legally described as Lot 
1 of Lots 207, 209, 210, 228 and 1270B, Victoria City, Plan 31886 , Parcel Identifier # 
001-121-987 with a civic address of 749-767 Douglas Street, Victoria, British Columbia
to TELUS COMMUNICATIONS INC. (TELUS) on the following key terms:

(a) a gross purchase price of $8.1 million, plus up to an additional $1.1 million
(to be calculated at $23.28 per square foot for any building total floor area
approved above 111,168 square feet through the municipal rezoning
process). Deducted from the gross purchase price will be a $2.37 million
adjustment that, under the terms of the purchase agreement, the City is
contributing towards the anticipated costs for atypical environmental
remediation requirements and geotechnical conditions at the site. In
exchange for this adjustment, TELUS will assume all costs and risks
associated with the environmental remediation and geotechnical conditions
under the terms of the purchase agreement;

(b) after the $2.37 million adjustment is made to the gross purchase price, the
amount the City will receive for the disposition of the land, under the terms
of the purchase agreement, is the net purchase price of $5.73 million plus
up to an additional $1.1 million (to be calculated at $23.28 per square foot
for any building total floor area approved above 111,168 square feet through
the municipal rezoning process);

(c) the purchase is conditional upon TELUS obtaining rezoning and all
necessary municipal approvals to proceed with the project;

(d) TELUS to construct project generally in accordance with its project concept
submitted to the City as part of its Requests for Expressions of Interest
submission;

(e) TELUS is required to advance the application to rezoning within 18 months
after the acceptance date for the purchase;

(f) City Council retains full and unfettered discretion to reject a rezoning
application or to decline development approval for the final project proposal.

Any enquiries concerning this proposal may be directed to the City of Victoria Strategic 

Real Estate Unit, at 250-361-0543. 

ATTACHMENT K
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City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Carol Tyson 

Interested Stakeholder 

I have lived on Vancouver Island since 1978. Victoria is a jewel and a unique 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 o      Create high-value jobs in the tech and innovation sectors. 

o       Contribute to a stronger, more resilient economy. 

o       Create new vibrant, inviting, and productive public space. 

o       Offer sustainable office space in the Central Business District. 

o       Bring life to an existing vehicle parking lot in a prominent Downtown location. 

o       Complement the surrounding community with world-class, iconic architecture. 

  

 Thank you for your consideration. 

 Sincerely, 

 Christopher white 

 Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Michael Trirogoff 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

  

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

  

o            Create high-value jobs in the tech and innovation sectors. 

  

o             Contribute to a stronger, more resilient economy. 

  

o             Create new vibrant, inviting, and productive public space. 

  

o             Offer sustainable office space in the Central Business District. 

  

o             Bring life to an existing vehicle parking lot in a prominent Downtown location. 

  

o             Complement the surrounding community with world-class, iconic architecture. 

  

  

Thank you for your consideration. 

  

Sincerely, 

  

Clare MacGregor 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 o      Create high-value jobs in the tech and innovation sectors. 

o       Contribute to a stronger, more resilient economy. 

o       Create new vibrant, inviting, and productive public space. 

o       Offer sustainable office space in the Central Business District. 

o       Bring life to an existing vehicle parking lot in a prominent Downtown location. 

o       Complement the surrounding community with world-class, iconic architecture. 

  

 Thank you for your consideration. 

 Sincerely, 

 James Porter 

 Victoria Resident 

  



City of Victoria Mayor and Councillors, 

  

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

  

o            Contribute to a stronger, more resilient economy. 

  

o             Bring life to an existing vehicle parking lot in a prominent Downtown location. 

  

o             Complement the surrounding community with world-class, iconic architecture. 

  

  

Thank you for your consideration. 

  

Sincerely, 

  

Jim Brohm 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

  

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

  

o            Create high-value jobs in the tech and innovation sectors. 

  

o             Contribute to a stronger, more resilient economy. 

  

o             Create new vibrant, inviting, and productive public space. 

  

o             Offer sustainable office space in the Central Business District. 

  

o             Bring life to an existing vehicle parking lot in a prominent Downtown location. 

  

o             Complement the surrounding community with world-class, iconic architecture. 

  

  

Thank you for your consideration. 

  

Sincerely, 

  

Karen Roughley 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

  

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

  

o            Create high-value jobs in the tech and innovation sectors. 

  

o             Contribute to a stronger, more resilient economy. 

  

o             Create new vibrant, inviting, and productive public space. 

  

o             Offer sustainable office space in the Central Business District. 

  

o             Bring life to an existing vehicle parking lot in a prominent Downtown location. 

  

  

Thank you for your consideration. 

  

Sincerely, 

  

Kaylee Duckmanton 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

  

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

  

o            Create new vibrant, inviting, and productive public space. 

  

o             Complement the surrounding community with world-class, iconic architecture. 

  

  

Thank you for your consideration. 

  

Sincerely, 

  

Trish Waters 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 o      Create high-value jobs in the tech and innovation sectors. 

o       Contribute to a stronger, more resilient economy. 

o       Create new vibrant, inviting, and productive public space. 

o       Offer sustainable office space in the Central Business District. 

o       Bring life to an existing vehicle parking lot in a prominent Downtown location. 

o       Complement the surrounding community with world-class, iconic architecture. 

  

 Thank you for your consideration. 

 Sincerely, 

 Ashley Tilsley 

 Victoria Resident 

  



City of Victoria Mayor and Councillors, 

  

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

  

o            Create high-value jobs in the tech and innovation sectors. 

  

o             Contribute to a stronger, more resilient economy. 

  

o             Create new vibrant, inviting, and productive public space. 

  

  

Thank you for your consideration. 

  

Sincerely, 

  

Chinonye Egbejimba 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

  

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

  

o        Bring life to an existing vehicle parking lot in a prominent Downtown location. 

  

o         Complement the surrounding community with world-class, iconic architecture. 

  

  

Thank you for your consideration. 

  

Sincerely, 

  

Nathanael Glenn 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

  

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

  

o            Create high-value jobs in the tech and innovation sectors. 

  

o             Contribute to a stronger, more resilient economy. 

  

o             Create new vibrant, inviting, and productive public space. 

  

o             Offer sustainable office space in the Central Business District. 

  

  

Thank you for your consideration. 

  

Sincerely, 

  

Sue Lapointe 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

  

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

  

o          Create high-value jobs in the tech and innovation sectors. 

  

o           Contribute to a stronger, more resilient economy. 

  

o           Create new vibrant, inviting, and productive public space. 

  

o           Offer sustainable office space in the Central Business District. 

  

o           Bring life to an existing vehicle parking lot in a prominent Downtown location. 

  

  

Thank you for your consideration. 

  

Sincerely, 

  

Joel  Collier 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Robert Bain 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

  

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

  

o          Create high-value jobs in the tech and innovation sectors. 

  

o           Contribute to a stronger, more resilient economy. 

  

o           Create new vibrant, inviting, and productive public space. 

  

o           Offer sustainable office space in the Central Business District. 

  

o           Bring life to an existing vehicle parking lot in a prominent Downtown location. 

  

o           Complement the surrounding community with world-class, iconic architecture. 

  

  

Thank you for your consideration. 

  

Sincerely, 

  

Phil Kuzdub 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Bill Farrant 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Evelyn Webb 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Rhonda McCleary 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create new vibrant, inviting, and productive public space. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

• I feel that this proposal is in keeping with the surrounding context and will improve the public 

realm behind the hotel.  

• That's a high traffic area that would be much better served then it currently is. It's also an 

appropriate height 

Thank you for your consideration. 

Sincerely, 

Dan Barham 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Manasweeta Bhatia 

Interested Stakeholder 



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Owen Madrick 

Victoria Resident 
  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

 o Create high-value jobs in the tech and innovation sectors. 

 

o Contribute to a stronger, more resilient economy. 

 

o Create new vibrant, inviting, and productive public space. 

 

o Offer sustainable office space in the Central Business District. 

 

o Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o Complement the surrounding community with world-class, iconic architecture. 

 

 

 Thank you for your consideration. 

 

 Sincerely, 

 

 Andrew McLeod 

 Victoria Resident, 

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

• Create high-value jobs in the tech and innovation sectors. 

• Contribute to a stronger, more resilient economy. 

• Create new vibrant, inviting, and productive public space. 

• Offer sustainable office space in the Central Business District. 

• Bring life to an existing vehicle parking lot in a prominent Downtown location. 

• Complement the surrounding community with world-class, iconic architecture. 

Thank you for your consideration. 

Sincerely, 

Noémie Bénard 

Interested Stakeholder 

  



City of Victoria Mayor and Councillors,  

  

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will:  

  

o           Create high-value jobs in the tech and innovation sectors.  

  

o            Contribute to a stronger, more resilient economy.  

  

o            Create new vibrant, inviting, and productive public space.  

  

o            Offer sustainable office space in the Central Business District.  

  

o            Bring life to an existing vehicle parking lot in a prominent Downtown location.  

  

o            Complement the surrounding community with world-class, iconic architecture.   

  

  

Thank you for your consideration.  

  

Sincerely,  

  

Nicola MacDonald  

Interested Stakeholder  

  



City of Victoria Mayor and Councillors, 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 o      Create high-value jobs in the tech and innovation sectors. 

o       Contribute to a stronger, more resilient economy. 

o       Create new vibrant, inviting, and productive public space. 

o       Offer sustainable office space in the Central Business District. 

o       Bring life to an existing vehicle parking lot in a prominent Downtown location. 

o       Complement the surrounding community with world-class, iconic architecture. 

  

 Thank you for your consideration. 

 Sincerely, 

Devesh Bharadwaj 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

I am writing to express my support for TELUS Ocean. I welcome the proposed TELUS Ocean 

development vision to Downtown Victoria because I believe it will: 

 

o       Create high-value jobs in the tech and innovation sectors. 

 

o       Contribute to a stronger, more resilient economy. 

 

o       Create new vibrant, inviting, and productive public space. 

 

o       Offer sustainable office space in the Central Business District. 

 

o       Bring life to an existing vehicle parking lot in a prominent Downtown location. 

 

o       Complement the surrounding community with world-class, iconic architecture. 

 

 

Thank you for your consideration. 

 

Sincerely, 

 

Kieran Buggy 

Victoria Resident 

  



City of Victoria Mayor and Councillors, 

 

As a tradesperson in Victoria, I am writing to express my support for TELUS Ocean. I welcome 

the proposed TELUS Ocean development vision to Downtown Victoria for the following 

reason(s): 

 

• It is an iconic $100m regional head office investment in the Central Business District by 

Western Canada’s largest employer 

• It will create more than 500 local, living wage jobs for skilled labourers and tradespeople 

during the duration of construction 

• It will provide ample capacity building opportunities for skills development and growth due to 

the innovative and high-quality design 

 

Jesse Kliman 

Interested Stakeholder 
 



Salmon-Safe BC 
c/o Fraser Basin Council 

1st Floor, 470 Granville Street
Vancouver, BC 

February 16, 2021

Kip Clancy
Project Management Western Canada, CBRE Limited
530 8 Ave SW Suite 500
Calgary, AB             
T2P 3S8

Dear Kip:

This letter serves as a confirmation that CBRE Limited and Telus have signalled their 
interest in pursuing a Salmon-Safe assessment process and urban site certification for 
the Telus Ocean development in Victoria, BC.  

Salmon-Safe BC is one of Canada’s first eco-certification programs that recognizes and 
promotes environmentally friendly land and water management practices that minimize 
impacts on water quality and aquatic biodiversity.  Salmon-Safe provides expert 
guidance for developers, landowners and property managers interested in 
demonstrating environmental stewardship that helps to protect salmon health and 
habitat.  

Salmon-Safe’s peer-reviewed standards and rigorous on-site inspections provide 
independent validation of environmental performance and leadership, as well as a 
framework to inform ongoing operations.  Salmon-Safe’s high visibility media outreach 
and communication campaigns provide public recognition to certified sites, building 
their reputation for excellence in environmental stewardship and efforts to go beyond 
regulatory compliance.  Salmon-Safe Certification is valid for a 5-year period and entitles 
the certified institution to display the Salmon-Safe logo and incorporate Salmon-Safe 
messaging within internal and external communications.

As a first step in the certification process for the Telus Ocean development, Salmon-Safe 
will conduct a pre-assessment review of current drawings and complete a memo 
outlining areas of kudos and areas in need of further alignment with Salmon-Safe’s core 
areas of focus:  stormwater management, water use management, erosion and 
sediment control, pesticide reduction and water quality protection and enhancement of 
urban ecological function. 



Theresa Fresco
Program Manager, Salmon-Safe BC &                              
Manager, Greater Vancouver- Sea to Sky Region,                                
Fraser Basin Council 

CC:  
Dan Kent, Executive Director, Salmon-Safe US 
Anna Huttel, Certification Manager, Salmon-Safe US

We look forward to getting to know the project in greater depth as the design and 
certification processes move forward.

Kind regards,



 
Downtown Victoria Business Association 

20 Centennial Square 
Victoria, BC 

V8W 1P7 
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March 4, 2021 

Mayor & Council 
City of Victoria 
1 Centennial Square 
Victoria, BC     V8W 1P7 

Re: Telus Ocean Development Project 

To whom it may concern, 

The Downtown Victoria Business Association (DVBA) supports the proposed “Ocean” office development Telus 
intends to build along Douglas Street.  This notable investment in downtown will take largely unused space and 
transform it into an architecturally appealing modern building.  It will also bring a great number of employees to 
the downtown core – 250 Telus professionals in advanced communications and information technology fields, as 
well as approximately 250 more in office space they intend to rent. 

Telus is one of Western Canada’s largest companies, and they intend to invest $100,000,000 in constructing this 
hub.  It is currently planned to reach their sustainability goals of workplace wellness, carbon-neutral operations 
by 2030, carbon footprint mitigation, and social purpose governance.  The design includes solar panels to 
generate renewable energy, rainwater harvesting systems, cycling facilities and electric vehicle charging space, 
and a triple-glazed insulated curtain wall. 

The office closures due to the pandemic have made it clear that a balance of residences and offices are needed 
for the health of the downtown business community.  An office complex of this size will have a significant impact 
and the rental offices will provide space for our growing high-tech industry.  Telus has also paid attention to the 
public realm to ensure that locals and nearby residents will have a positive experience.  They plan to have 
gardens with seating space, a tidal pool with native plants, an enhanced presence on Douglas Street, and an 
appealing pedestrian walkway. 

On behalf of the DVBA I am happy to support this project.  It will be a valuable addition to downtown and I look 
forward to seeing it become reality.   

Sincerely, 

 

Jeff Bray        
DVBA Executive Director 



100-852 Fort St. Victoria British Columbia V8W 1H8 

 
Working Together to Build Good Business and Great Community 

 
 
 

March 5, 2021 
 
 
Victoria Mayor Lisa Helps and Council 
City of Victoria 
#1 Centennial Square 

Victoria, BC  V8W 1P6 
 
 
 
Re. TELUS Ocean (REZ00746/DPV00155) 
 
Dear Mayor and Council,  
 
The Greater Victoria Chamber of Commerce strongly supports the work being done by Aryze 
Developments on the TELUS Ocean building. This will be a significant investment in downtown Victoria 
and create a structure that compliments other buildings on this high-profile street. 
 
The project is Platinum LEED certified with smart building technology and will create high-value 
employment, bringing up to 600 new jobs to downtown Victoria. These jobs will sustain families, 
enhance the long-term resiliency of our region’s economy and contribute to our tech and innovation 
sector. 
 
The impressive design work done on the project will add vibrancy to a vital area of the city, creating 
value for citizens, downtown workers and people visiting our destination. The iconic architecture is 
fitting for this prominent location and will breathe new life to a street that is home to Crystal Gardens 
and the Victoria Convention Centre. 
 
I encourage you to support Aryze Developments on this proposal. As always, please reach out to me 
directly if you have any questions. 
 
Sincerely,  

 
 
Bruce Williams 
CEO,  
Greater Victoria  
Chamber of Commerce 

 
 
 
 

 
 

 
 

 
 



Dear Mr. Betanzo, 

 

I am writing in support of the rezoning application for 749 Douglas Street, also known as 

the "Telus Ocean" project. I have reviewed the documents available at Victoria's 

development tracker.  

 

I live in Vic West, and often walk or cycle in this area. In addition, I frequently walk along the 

Songhees Walkway. My first comments are based on how I would personally interact with 

the project. 

• I am satisfied that the project will not detract from the view of the city from the 

Songhees Walkway. 

• The landscaping the general interaction with the street, that this project proposes are 

a huge improvement over what's there now. The current street level is an eyesore, 

and the proposal is excellent. 

• The retail and dining spaces are a welcome addition to the area, and will help 

activate the pedestrian realm. This is a good thing. 

• I often ride my bicycle down Wharf Street, and then up Humboldt as these are key 

parts of the city's AAA bicycle network. In the current use as a rental car parking lot, I 

have been concerned about the curb cut on Humboldt. The proposal's underground 

parking also enters and exits onto Humboldt Street. My comments on this are: 

o Having the parking enter and exit on Humboldt is clearly the best solution 

given site constraints. 

o I suspect that most users of the underground parking will be employees and 

frequent visitors, and will therefore be familiar with the large number of 

people using the bicycle infrastructure. This is a good thing, and I expect the 

result will be safer for everyone. 

o I commend Telus for proposing a reduced amount of underground parking 

for this site. The site has excellent active transportation connectivity, and it will 

be easy for people to come to the building by foot, by bicycle, and by transit. 

This is exactly what the city should be encouraging 

More generally: 

• I believe strongly that the most important aspect of building design is the way that 

the building interacts with the street. To me, this is far more important than height, 

FSR, or other measures that some people and organizations get hung up on. I will 

take a taller building with good street level interactions over a shorter building with 

mediocre street level interactions every single time. This proposal has excellent street 

interactions. 

• The overall architecture is pleasing to me, and is not out of place with the 

surrounding, mostly modern, buildings. 



• I think that having Telus locate right next to the Victoria Conference Centre is a great 

idea, will benefit both organizations, and will help activate the area. 

Overall, therefore, this seem like an excellent proposal and should be fully supported by 

Council. 

 

Sincerely, 

 

Jim Mayer 

G3-389 Tyee Road, Victoria BC  V9A 0A9 
 



Dear Mayor and Council, 

The attached “open letter” concerning the Telus-Ocean development, as then proposed, was 

mailed to Telus CEO, Mr. Darren Entwistle, on December 14, 2020.  To date I have not 

received a response.  I note however it still does not seem to meet my main concerns 

expressed at that time.  I would be most grateful if your forthcoming review as per your 

agenda for March 11 would take my observations into consideration. 

Yours truly, 

Martin Segger 

1760 Patly Street 

Victoria, BC 

     



Prof. Prof. Prof. Prof. Martin Martin Martin Martin SeggerSeggerSeggerSegger    F.R.S.A.F.R.S.A.F.R.S.A.F.R.S.A.    

1760 Patly Place1760 Patly Place1760 Patly Place1760 Patly Place    

Victoria, Vancouver Island, Victoria, Vancouver Island, Victoria, Vancouver Island, Victoria, Vancouver Island,     

British ColumbiaBritish ColumbiaBritish ColumbiaBritish Columbia    

Canada V8S 5J5Canada V8S 5J5Canada V8S 5J5Canada V8S 5J5    

    

    
Open letter to:Open letter to:Open letter to:Open letter to:    

Mr. Darren Entwistle, CEO 

Telus Corp. 

510 W. Georgia St. 23rd Floor  

VancouverVancouverVancouverVancouver, British Columbia  

V6B 0M3 

 

Re: Re: Re: Re: Design of the proposed Telus Ocean building in Victoria, British ColumbiaDesign of the proposed Telus Ocean building in Victoria, British ColumbiaDesign of the proposed Telus Ocean building in Victoria, British ColumbiaDesign of the proposed Telus Ocean building in Victoria, British Columbia    

 

Dear Darren, 

 

My generation first knew “Telus” as B.C.Tel and remember the BC Tel Christmas choral concerts 

(black and white TV) along with the seven digit rotary8dial phone number and a real operator on the 

“0”. Fast forward through the merger with AGT/Telus and today your company still proudly projects 

its “friendly” brand. 

 

I want to bring to your attention then, the very unfriendly approach your company is making with 

plans for a massive “Telus” branded building in the historic heart of Downtown Victoria. 

 

I understand the City8owned proposed site was originally optioned in concert with one of Victoria’s 

most reputable developers, Jawl Properties.  Somehow Jawls have disappeared and you now are 

“committed” to the lease of two floors.  Already this signals questionable credibility. 

 

Next, a New York/Toronto architectural firm proposes to parachute in a glazed high8rise, so at odds 

with the character of Victoria, that one thinks they may have mistaken our “Inner Harbour District” 

site for one in Calgary Centre where it might be better appreciated.  The proposed block is more 

than double (that’s right, double!) the current bulk originally anticipated for the site, nearly double 

the permitted density, and almost 30 feet higher than the limit as per the zoning. Is this an expression 

of the Alberta roots of your company rather than its British Columbia heritage? 

 

As such, the Telus\Ocean will severely compromise some of Victoria’s iconic view8scapes, 

particularly those from the Inner Harbour.  At night the building will rise above the roof line of the 

Empress Hotel like a back lit blimp, certainly a blot on the one of Victoria’s most treasured vistas. Is 

the roof8top back8lit Telus sign intended as a competing corporate colonial statement? Another 

classic view, southward on Douglas Street to the distant snow8capped Olympic Mountains, will be 

obstructed by the vast bulk of the new edifice.   

 

Your design/development team has chosen to ignore almost every design directive that applies to this 

site, articulated in quite some detail, in our Official Community Plan 2020, the Downtown Core Area 
Plan 2020, and the Downtown Design Guidelines 2019. In many jurisdictions these documents are 

summarily dismissed by insensitive multi8national corporate developers as naïve unenlightened small8

town, small8minded minor obstructions.  Well, in Victoria they are not.  These documents all recently 

updated, worked on intensively over several years with wide and extensive community input, express 

deeply felt community values. This design makes a mockery of them. 

 



In Victoria those public values, when it comes to urban design, emphasize fit of scale, orientation, 

height, materials, details, and stylistic expression to an historic context, in particular due respect for 

our historic monuments which set the scale and character of the City. Across the street the 

contemporary award8wining Victoria Conference Centre, and the adjacent Aria demonstrate how this 

can be done. Nearby the Telus/Ocean’s immediate heritage neighbours (the Empress, Crystal 

Gardens, Church of Our Lord) are overpowered by the sheer massing of the proposed structure.  

Soaring glass curtainwalls, crowding out over the public space at street level, are in defiant opposition 

to the set8backs, height, and materials required in our public planning documents. 

 

Indeed, your multi8national architectural firm’s comments to local intervenors with these kinds of 

questions were quite frank: “we are creating our own “unique” architectural statement!”  The glazed 

curtain8wall8over8powering monumentality of the multi8national late8capitalist style may be 

appropriate to Vancouver, Calgary or New York.  It is not to Victoria. And it is not very “friendly”! 

 

As a former City councillor, and a long8time participant in many local boards and commissions, I can 

only interpret this intervention in the fabric of our historic Downtown as extreme corporate 

arrogance.  Victoria residents are not push8overs when it comes to the city we all love.  I believe you 

will meet massive resistance, which will only serve to tarnish your reputation.  

 

Surely you appreciate that respect for local existing planning rules and design guidelines is essential 

to directing ongoing economic and social investments in the evolving urban fabric, a regime under 

which you and others are most welcome. 

 

Indeed, Telus has a unique obligation to respect the heritage fabric of Victoria. Your corporate 

ancestry can be traced back to the Victoria and Esquimalt Telephone Company founded here in 

1875. 

 

I understand your international architectural consultants might not want to sully their reputations with 

a more modest example of respectful contextual design taking its cues from the local traditional built8

forms and materials. But I think you should start afresh. 

 

On the chance you might actually read this, many thanks for doing so.   

 

I am taking the liberty of copying this to my highly respected and long8time friend, Mel Cooper.  

Victoria is proud that he was able for many years to provide leadership in the development of the 

Telus Friendly Future Foundation, which is overall, a better example of your corporate citizenship 

than this current building design promises to be. 

 

Best wishes, 

 

 

 

 

 

Martin Segger 

 

   

 

 

 
 



March 9, 2021 

Dear Mayor Helps and Council: 

The staff recommendation coming before you in the COTW proposes, among other things, to rectify the 

problem of TELUS Ocean obstructing the protected view corridor of the Olympic Mountains seen down 

Douglas Street.  More specifically, it recommends that you send the current proposal back to staff to 

work with TELUS / Aryze to move the building 10 meters back from the property line along Douglas, 

noting that this still would meet any requirement in terms of setback from the east property line facing 

the ARIA Condominium, and by implication that the ARIA should have no expectation that any more 

generous separation was due. 

It is true that the TELUS Ocean Brief makes a strong argument that the reason for creating the “Penwell 

Extension” between that building and the ARIA is out of consideration to the residents closest to it.  

However, it is also true that, in the original pitch to the City by then partner TELUS / Jawl Properties 

(noted further below), TELUS had enunciated as a key design consideration:  

“The project should be set back from the eastern property line to enhance the existing 

pedestrian connection and maintain view corridors to the south along the Penwell Street 

right-of-way from the Doubletree and Marriott Hotels.”   

In trying to solve the protected Olympic Mountain view issue, it is not in anyone’s best interests to 

create further problems.  If TELUS Ocean’s position on the site should change, the least obstructive 

course is to reduce the building’s size to better fit the lot.  The city planners note the building’s very 

considerable mass “that is challenging to sensitively distribute on the site.”  In fact, any movement from 

the west boundary would require changes to the building’s longest face, because the lot narrows 

progressively.  Thus, the building’s dimensions will have to change.  The City’s brief to the developers 

was to design a prominent building, not an overwhelming one.   

In fact, the Notice of Disposition of Property which guides the sale of this lot states, in clause (d): 

“TELUS to construct project generally in accordance with its project concept submitted to the 

City as part of its Requests for Expressions of Interest submission.”   

While the details of that submission remain secret for proprietary reasons, a heavily redacted version 

has been made public.  And it clearly states that the winning proposal the City selected was not 

oversized.   

“As proposed the Project complies with the 45 meter height guideline contained in both the OCP 

urban place designation and DCAP’s urban design directions applicable to the Site…..Specifically 

when viewed from key perspectives to the west identified in the DCAP, the Project is not visible 

over the Empress Hotel’s roofline and this has been confirmed by digital modeling. Additionally, 

the Project substantially complies with the urban design guidelines contained in the DCAP with 

respect to street wall configuration and upper floor setbacks and the Project’s place making, 

open space and urban design strategies are in sync with the principles and specific strategies 

outlined in the OCP”.  

It is clear that TELUS (as noted, then in partnership with Jawl Properties) believed that a smaller and 
more context sensitive building was viable and met the goals of their brief to build a landmark 
building.  Staff are proposing a process where they work with the developers to “ seek.. siting and 



 
HVC is an informal network linking the strata councils of the ARIA, Astoria, Belvedere and the Falls, and 
includes outreach to local businesses and Church of Our Lord. 

massing changes as well as form and character amendments…toward achieving a proposal that better 
aligns with the Official Community Plan.”   
 
We support the intent of this recommendation but urge Council to direct staff further to explicitly seek a 
less bulky building design and take into account the merits of the “Penwell Extension” in balancing the 
building’s impacts.   

Respectfully yours, 

Ruth Annis 

737 Humboldt Street 
Chair, Humboldt Valley Committee 



March 9, 2021 

Dear Mayor Helps and Council: 

The staff recommendation coming before you in the COTW proposes, among other things, to rectify the 

problem of TELUS Ocean obstructing the protected view corridor of the Olympic Mountains seen down 

Douglas Street.  More specifically, it recommends that you send the current proposal back to staff to 

work with TELUS / Aryze to move the building 10 meters back from the property line along Douglas, 

noting that this still would meet any requirement in terms of setback from the east property line facing 

the ARIA Condominium, and by implication that the ARIA should have no expectation that any more 

generous separation was due. 

It is true that the TELUS Ocean Brief makes a strong argument that the reason for creating the “Penwell 

Extension” between that building and the ARIA is out of consideration to the residents closest to it.  

However, it is also true that, in the original pitch to the City by then partner TELUS / Jawl Properties 

(noted further below), TELUS had enunciated as a key design consideration:  

“The project should be set back from the eastern property line to enhance the existing 

pedestrian connection and maintain view corridors to the south along the Penwell Street 

right-of-way from the Doubletree and Marriott Hotels.”   

In trying to solve the protected Olympic Mountain view issue, it is not in anyone’s best interests to 

create further problems.  If TELUS Ocean’s position on the site should change, the least obstructive 

course is to reduce the building’s size to better fit the lot.  The city planners note the building’s very 

considerable mass “that is challenging to sensitively distribute on the site.”  In fact, any movement from 

the west boundary would require changes to the building’s longest face, because the lot narrows 

progressively.  Thus, the building’s dimensions will have to change.  The City’s brief to the developers 

was to design a prominent building, not an overwhelming one.   

In fact, the Notice of Disposition of Property which guides the sale of this lot states, in clause (d): 

“TELUS to construct project generally in accordance with its project concept submitted to the 

City as part of its Requests for Expressions of Interest submission.”   

While the details of that submission remain secret for proprietary reasons, a heavily redacted version 

has been made public.  And it clearly states that the winning proposal the City selected was not 

oversized.   

“As proposed the Project complies with the 45 meter height guideline contained in both the OCP 

urban place designation and DCAP’s urban design directions applicable to the Site…..Specifically 

when viewed from key perspectives to the west identified in the DCAP, the Project is not visible 

over the Empress Hotel’s roofline and this has been confirmed by digital modeling. Additionally, 

the Project substantially complies with the urban design guidelines contained in the DCAP with 

respect to street wall configuration and upper floor setbacks and the Project’s place making, 

open space and urban design strategies are in sync with the principles and specific strategies 

outlined in the OCP”.  

It is clear that TELUS (as noted, then in partnership with Jawl Properties) believed that a smaller and 
more context sensitive building was viable and met the goals of their brief to build a landmark 
building.  Staff are proposing a process where they work with the developers to “ seek.. siting and 



 
HVC is an informal network linking the strata councils of the ARIA, Astoria, Belvedere and the Falls, and 
includes outreach to local businesses and Church of Our Lord. 

massing changes as well as form and character amendments…toward achieving a proposal that better 
aligns with the Official Community Plan.”   
 
We support the intent of this recommendation but urge Council to direct staff further to explicitly seek a 
less bulky building design and take into account the merits of the “Penwell Extension” in balancing the 
building’s impacts.   

Respectfully yours, 

Ruth Annis 

737 Humboldt Street 
Chair, Humboldt Valley Committee 



March 9, 2021 
 

Mayor & Council – City of Victoria 
Centennial Square 
Victoria, BC V8W 1P6 
 
Submitted by email: mayorandcouncil@victoria.ca 
 
Dear Mayor and Council 
 
Subject: Letter of support for Telus Ocean  
 
I am writing to you today to voice my support for the proposed development the Telus Ocean building at 
1150 Douglas Street. I believe that, in addition to being a well-designed building, this development fits 
Victoria’s strategic priorities well. 
 
Reminiscent of the NYC flatiron building, I see the Telus Ocean building as a beautiful, landmark building 
that is worthy of its location. I appreciate the project’s emphasis on quality design and integration of 
sustainability. I am looking forward to seeing events hosted in the rooftop gardens and love the idea of 
incorporating solar panels into the space, in addition to many other sustainable design elements. I also 
believe that the compromise of having 12 stories instead of 15 in exchange for a higher FSR is 
reasonable. 
 
I believe that it is in Victoria’s strategic and economic best interests that the Telus Ocean project is 
approved. The project will further three objectives of the Victoria 3.0 plan and will create approximately 
500 high quality jobs for the region. Approval of the Telus Ocean project will help Victoria cultivate a 
strong innovation ecosystem and create a strong and resilient economy. 
 
As a UVic student, and a young person who is looking for employment opportunities in Victoria, I am 
pleased to see projects like this. I am confident that many future UVic graduates will find their dream 
job at the Telus Ocean Regional Headquarters. I thank council, in advance, for their consideration not 
only of the current residents of Victoria but also of the needs and challenges of the city’s future 
residents and workers, a cohort now represented by students and children. I ask you to support this 
project in full. 
 

Sincerely, 

 

Rowan Damant 

 

215 Beechwood Avenue 

Victoria, BC V8S 3W6 

 



March 10, 2021 

Mayor & Council – City of Victoria 

Centennial Square 

Victoria, BC V8W 1P6 

Submitted by email: mayorandcouncil@victoria.ca 

Dear Mayor and Council 

Subject: Letter of support for Telus Ocean 

Dear Mayor and Council, 

I am writing to you today to help support the proposed development on 1150 Douglas 

street, the TELUS ocean project. 

I think the building would be a great addition to Victoria’s downtown core, especially 

since the sustainable practices which the building brings fit very will with culture in 

Victoria. In addition, the max height of 54 M will bring a good presence while at the 

same time not being too high or obnoxious for the people of the city. The new style of 

architecture and green outdoors also brings something very unique to Victoria that I 

think the residents would really take to. 

As a UVIC student and someone who is apart of the Urban development club I think 

that the design, layout and economic interest would all make sense and only benefit 

the city of Victoria. As the city is developing and becoming more open to things like 

this, I only see it as something that is beneficial to the progress of the entire city. I 

want to thank council for their consideration and recognition and please ask that you 

support this project in full. 

Sincerely, 

Ben MacDonald 

3540 Robinson road 

North Vancouver, BC V7J 3P7 

 





March 10th, 2021 

Mayor & Council – City of Victoria 
Centennial Square 
Victoria, BC V8W 1P6 

Submitted by email: mayorandcouncil@victoria.ca 

Subject: Letter of support for Telus Ocean 

Dear Mayor and Council 

I am writing to you today in support of the proposed development the Telus Ocean building at 
1150 Douglas Street. While I like the design for the space, I am more excited about the job 
opportunities the building will have for people my age. While Victoria is becoming a 
technology hub, I believe there is still quite a bit of infrastructure needing to come in, if we 
want to retain the right talent. 

As someone who wants to build technology companies in Canada, I am always in support of 
building new buildings both commercial and residential. With increased supply comes 
affordable rent which is exactly what we need. 

Sincerely, 
 
Jack Campbell 

3944 Telegraph Bay Road, Victoria, BC, V8N,4H7, Canada 



March 10, 2021

Mayor & Council – City of Victoria
Centennial Square
Victoria, BC V8W 1P6
Submitted by email: mayorandcouncil@victoria.ca

RE: TELUS Ocean (REZ00746/DPV00155)

Dear Mayor and Council,

I am writing to you today to express my support for the proposed development at 767
Douglas St. This development will not only create new housing units which the city
desperately needs but also will include innovative and sustainable office space.

This city is an amazing place to live, however, the extent of our housing crisis has made it
inaccessible and unavailable for many potential students, young professionals, and
moderate-income households. I personally have lived in Victoria my whole life, and I along
with friends have wondered about our futures and whether or not we will be able to find
housing, let alone affordable housing when we enter our professional lives. This particular
project would mean an increase in densification for the neighbourhood, however, with its
proximity to the downtown core this project will increase the value of the area tremendously.

As a geography student at UVIC, I am always looking at new inspiring ways in which
developments are moving towards green initiatives and the TELUS Ocean development is
one of the leading developments for sustainability. As we move forward into the future we
have to start looking at new ways to grow and expand while maintaining our natural
resources and I believe this project will be the start of many new sustainable developments
to lead the way in lowering our carbon footprint. The location is currently not being used to
its full potential, and with the addition of the TELUS ocean building, we can anticipate a
vibrant and inviting public space to be incorporated.

In our ever-changing world, we must not stay stagnant, this development is desperately
needed to allow the city to expand and grow to meet the needs of our growing population.
The location of the project is along direct transit lines to the University and is in a prime
location to create new high-value tech jobs in the city.

Thank you for your time and consideration, and I ask for your full support in this project.

Sincerely,

Rachel Litton

3200 Richmond Rd
Victoria BC, V8P 4P1

mailto:mayorandcouncil@victoria.ca
























































Advisory Design Panel Minutes Page 1 
September 23, 2020 

MINUTES OF THE 
ADVISORY DESIGN PANEL MEETING 

HELD WEDNESDAY SEPTEMBER 23, 2020 

1. THE CHAIR CALLED THE MEETING TO ORDER AT 12:00 PM

Present: Marilyn Palmer (Chair), Brad Forth, Devon Skinner, 
Sean Partlow, Ben Smith, Ruth Dollinger, Trish 
Piwowar 

Absent: Matty Jardine, Joseph Kardum 

Staff Present: Charlotte Wain – Senior Planner, Urban Design 
Miko Betanzo – Senior Planner, Urban Design 
Alena Hickman – ADP Secretary 

2. APPLICATIONS

2.1 Development Permit Application No. 000155 for 749 to 767 Douglas Street 
The City is considering a Development Permit Application for a twelve-storey office building 
with ground floor commercial and requires an Official Community Plan (OCP) amendment 
and Rezoning for density and Development Permit Application for form and character. 

Applicant meeting attendees: 

LUKE MARI ARYZE DEVELOPMENT INC 
DAVID DOW DIAMOND SCHMITT ARCHITECTS 
ELENA CHERNYSHOV DIAMOND SCHMITT ARCHITECTS 
KELTY MCKINNON  PFS STUDIO 

Miko Betanzo provided the Panel with a brief introduction of the application and the areas 
that Council is seeking advice on, including the following: 

• overall scale and massing relative to the heritage landmark policies that seek to
respect the visual prominence and character defining importance of heritage
landmark buildings

• overall scale and massing with respect to building floor plate and street setback
policies aimed to reduce the bulkiness of buildings and shadowing impacts

• impact on protected views to the harbour in terms of policies that seek to ensure new
developments complement and respond to the surrounding context

• massing along Douglas street in terms of the length of building relative to policies
that promote a human scale and visual interest through building articulation

• materiality approach with respect to the extent of proposed glazing within a heritage
landmark radius and in terms of the general form and character of the area

• any other aspects of the proposal on which the ADP chooses to comment.

ATTACHMENT L
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David Dow provided the Panel with a detailed presentation of the site and context of the 
proposal. Kelty McKinnon provided the panel with a detailed presentation of the landscaping 
plan. 
 
The Panel asked the following questions of clarification: 

• Has the bundling been designed with any sustainability ratings or if any energy 
modeling has been done? 

o Yes, it is in Telus’s branding to make sure their buildings have great 
sustainability. We have done preliminary modeling but haven’t 
quantified specific targets yet.  

• Do you have a rendering or view from the north side of the building looking towards 
Douglas? 

o No, we don’t have an updated rendering 
• Did you explore any other material pallets for the ground floor? 

o Our intent is to make the tactile experience as powerful as possible 
for pedestrians. And a lot of the elements go throughout the lobby. 
We are looking at higher qualities of materials for other aspects of 
the building. 

• Can the applicant please speak to the trees that are being removed and replaced? 
o We are aware and wanting to save as many trees as possible. 

Because of parking we have had to replace more than we wanted 
to. Most trees had to come out because of past contamination of the 
site. 

• Where have you acknowledged any of the contextual requirements for this site and 
can you point them out?  

o The site is a challenging one. It’s a key site as a landmark spot, 
which must be balanced with context and how to appropriately 
balance between context and the desire for form and 
representation. We have long views of the building from Songhees 
and Laurel Point that look at the relationship to the Empress. We 
can stylistically attempt to mimic the same context, or we can try to 
provide a back draw and foil to that. If you look at it from those 
viewpoints, we have basically given a new backdrop to the roofline 
of the Empress. It sets the skyline off in a far stronger matter than 
currently exists. We are trying to achieve a texture and rhythm that 
will fit within the cadence of the street. 

 
 
Panel members discussed: 
 

• this side of Douglas Street the proposed building contextually does fit with the 
surrounding buildings 

• this corner is very dead and is needing to be activated and I think this building 
amplifies it 

• great visual interest 
• appreciation for the interesting architectural concept on that corner 
• appreciation for the integrity of the landscape plan 
• concern with the Douglas Street frontage green space 
• concern with the vague drawings regarding finishes and details 
• concern with size and placement of the Telus logo  
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• materiality is missing with regard to the textured surfaces 
• support for the gesture of the opening of the south point of the terraces, but some 

concern on how well they would be occupied 
• appreciation for the form and design of the building 
• appreciation for the pedestrian connection and the relief that was created 
• concern for the area that is demarcated as a site that has significant considerations 

of character and integration 
• if the building was placed on a different site anywhere else it would be wonderful. 

However, there are more than a few areas in which the application is non-
conforming with City policies, specifically the OCP, the Urban Place Designation 
for the Core Inner Harbour District and DPA 9 Inner Harbour. For those reasons I 
would not vote in support of this application. 

 
 
Motion: 
 
It was moved by Brad Forth, seconded by Ben Smith, that the Development Permit 
Application No. 000155 for 749 to 767 Douglas Street be approved with the following 
changes: 
 

• Commitment that the south plaza be redeveloped as part of the project 
• Reduce or lower signage on the waterfront side 
• Warmer pallet included on soffit particularly at the north entrance  

 
         Carried 6:1 
 
 

 

3. ADJOURNMENT 
 
The Advisory Design Panel meeting of September 23, 2020 was adjourned at 2:15 pm. 
 
 
      
Marilyn Palmer, Chair 


