Advisory Design Panel Report
For the Meeting of October 8, 2025

To: Advisory Design Panel Date: October 3, 2025
From: Geordie Gordon, Senior Planner — Planning and Development

Subject: Development Permit with Variances Application No. 000293 for 930-934 Balmoral
Road and 1701 Quadra Street

EXECUTIVE SUMMARY

The Advisory Design Panel (ADP) is requested to review a Development Permit with Variances
Application for 930-934 Balmoral Road and 1701 Quadra Street and provide advice to Council.

The proposal involves the removal of an administration and office building east of the First
Metropolitan Church, as well as the heritage-designated east portion of the church. Once cleared,
the eastern portion site is proposed to be redeveloped with a six-storey, 129-unit secured rental
residential mixed-use building with office and commercial uses on the ground floor.

The proposal requires a Rezoning, Heritage Alteration Permit (HAP) and Development Permit with
Variances (DPV) Application. While the applications are related, the ADP is requested to comment
only onthe DPV application, which is limited to the new mixed-use building. Alterations to the church
and some design considerations of the new building will be reviewed by the Heritage Advisory Panel
(HAPL) through the HAP application.

The proposal is generally consistent with the applicable General Urban Design Guidelines (2022) as
it relates to site planning, building orientation, and building composition. The application may be
deficient on guidelines related to landscape and open space.

Staff are looking for commentary from the Advisory Design Panel with regard to:

provision of outdoor common spaces

landscape design of the central mews

screening material for at-grade courtyard

any other aspects of the proposal on which the ADP chooses to comment.

The Options section of this report provides guidance on possible recommendations that the Panel
may make, or use as a basis to modify, in providing advice on this application.
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NOTE: Council has directed staff to bring forward changes to City bylaws related to the 10 Year OCP
Update, which may impact this application, including potential changes to the design guidelines
associated with this Development Permit. This report references the applicable policy at the time of
writing, as well as the direction of the emerging policy where relevant.

BACKGROUND
Applicant: Mr. Kieran Lynch
Aryze Developments
Architect: Ms. Marianne Amodio, Architect AIBC

MA+HG Architects

Development Permit Area: DPA 17(HC): North Park Village District

Heritage Status: Designated (First Metropolitan Church) HCA 1: Commercial

Heritage

Description of Proposal

The proposalis to construct a six-storey mixed use rental building with commercial at the ground
floor and residential above. The application also proposes a pedestrian mews to connect Balmoral
Road to Quadra Street through the site.

The proposal includes the following major design components:

129 residential rental units including seven live-work units and twelve loft-style units with
direct outdoor access to the north mews

commercial and office space on the ground floor

u-shaped building design arranged around a central courtyard

pedestrian mews connecting the space between the proposed new building and the church
through Balmoral Road to Quadra Street

multi-use outdoor space at the east (rear) of the church.

Exterior building materials include:

metal wall panels in white and galvanized

brushed aluminium curtain wall frame

yellow square metal mesh and frame at interior courtyard

coloured balcony glass in four colours to match church-stained glass
tensile wire mesh as landscaping support

architectural concrete

Landscaping elements include:

pedestrian mews running north-south and east-west through the site

a combination of seating and planters at ground level in the central mews
a central courtyard in the middle of the u-shaped residential building
planters on the perimeter of level 2

e rooftop patio amenity space with planters and seating

e concrete unit pavers and cast-in-place concrete

e arange of planting materials in ground and in pots (refer to plant schedule for details).
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The following data table compares the proposal with the existing C-1 Zone, Limited Commercial
District. An asterisk is used to identify where the proposalis less stringent than the existing Zone.

Zoning Criteria Proposal Zone Standard
(c-1)
Site area (m?) — minimum 4439.80 -
2.24* overall
Density (Floor Space Ratio) - maximum 1.86* residential 1.4:1
0.38 church
Total floor area (m?) —maximum 9952.05 6,215.72
Height (m) — maximum 26.44* (TBC) 12
. . . 2.5 (public

Storeys — maximum 7 (residential) building)
Site coverage (%) — maximum 66* 40
Setbacks (m) — minimum

Front (Quadra Street) 2.95* 7.5

Rear 6.8 6.0

Side (N) 5.28 3.0

Flanking Street (Balmoral Ave) 3.76 (TBC) 24
Vehicle parking — minimum 54* 166
Visitor vehicle parking included in the overall 7% 13
units - minimum
Accessible vehicle included in the overall 4* 5
units — minimum
Accessible van included in the overall units - 3 9
minimum
Accessible visitor vehicle included in the 0 0
overall units — minimum
Accessible visitor van included in the overall 1 1
units — minimum
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Zoning Criteria Proposal Zone Standard
(C-1)
Bicycle parking stalls — minimum
Long Term 161 154
Short Term 31* 35

Sustainability Features
No sustainability features beyond the minimum requirements have been identified.
Consistency with Policies and Design Guidelines

Official Community Plan

At the time of writing this report, the subject property is designated as Housing Opportunity in the
Official Community Plan 2012 (updated 2023), which envisions low- and mid- rise multi units
residential buildings, with potential for mixed-use residential-commercial uses in areas that support
the OCP growth management concept and satisfy mobility objectives.

In the emerging Victoria 2050 Official Community Plan, the property is designated as Downtown
Core, which envisions low-rise forms where required to preserve and highlight heritage assets, such
as the First Met Church. Development is anticipated to accommodate a range of uses including
employment, office, and commercial mixed use.

Design Guidelines for Development Permit Area 17 (HC): North Park Village District

At time of this report, the subject property is within Development Permit Area 17 (HC): North Park
Village District and subject to the General Urban Design Guidelines (2022). The objectives of DPA 17
(HC) include:

e support a mix of mid-rise residential development in the area between Quadra Street and
Cook Street, balanced with protection of views from public vantage points of heritage
landmark buildings (e.g. First Metropolitan Church)

e conserve and enhance heritage value, special character, and significant historic buildings

e enhance the area through high quality architecture, and urban design.

The Guidelines for Fences, Gates and Shutters (2010) are also applicable to DPA 17 (HC).
In the emerging OCP, the subject property is designed within Development Permit Area 2: Downtown
Core. The applicable design guidelines are the Downtown Core Design Guidelines (2025) sections 2

through 8. The objectives of DPA 2 include:

e facilitate growth of the urban forest as density increases
e enhance and revitalize the area with high quality buildings and open spaces
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e accommodate population and employment growth through different scales of multi-unit
residential and commercial uses
o foster development that complements and responds to heritage contexts

The subject property is also proposed to be included within Heritage Conservation Area 1:
Commercial Heritage, which will be considered by HAPL.

ISSUES AND ANALYSIS

The following sections identify and provide a brief analysis of the areas where the Panel is requested
to provide commentary. The Panel’s commentary on any other aspects of the proposal is also
welcome.

Provision of outdoor common spaces

One intent of the General Urban Design Guidelines is to provide shared outdoor amenity spaces for
all residents of the building that encourage social interaction, play, urban food production, and
supports the urban forest. The proposal includes an internal courtyard and rooftop amenity space
available to residents of the building. The courtyard appears to function more as a throughway for
access to the building and to the ground floor live-work units. Moveable (and removable) tables and
chairs appear to be specific to commercial retail use, shown as a pizza restaurant in the project
renderings.

Staff are concerned that the interior courtyard does not meet the intent of the design guidelines to
promote socialization by providing sufficient spaces to rest and remain, and seek ADP guidance on
what improvements, if any, can be made to ensure the space functions as intended.

Landscape design of the central mews

A significant design component of the ground level site plan is the mews, which are intended to
operate as a privately owned public space (a POPS). Both the existing and emerging Guidelines refer
to POPS, which seek to encourage the provision of active and attractive publicly accessible open
spaces, where practical and appropriate, as an extension of the pedestrian and open space network.
Relevant policies speak to ensuring visibility and access from public streets, appropriate signage,
enhancing views of special features as well as complementing the character defining elements of
adjacent heritage buildings. The central mews runs north-south and connects Balmoral Road to
Quadra Street through the west mews, and the rear loft-style units through the east mews. The east
mews are not publicly accessible and will be gated from the central and west mews. The central and
west mews are not proposed to be gated.

Additionally, the rear of the church building is intended to serve multiple uses, including as a loading
area for the church (hence the branding as the “Loading Bay”) as well as a performance space, and
as a seating area.

The inclusion of the ground level outdoor space both private and semi-private is commendable and
is consistent with the overall intent of the Guidelines. However, given the multitude of uses that the
mews intend to serve, and the relatively constrained proportions of the space, staff are seeking ADP
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direction on revisions that could further enhance the usability of this space to ensure they function
as spaces for gathering and social interaction.

Screening material for at-grade courtyard

The Guidelines for Fences, Gates and Shutters indicate the design of fencing should not be the
dominant feature of the building design, and should maintain good visibility between the public and
private realm. Similarly, the emerging General Urban Design Guidelines (2025) note that fences,
gates and shutters should be designed to provide security when necessary, while also providing
visual interest and avoiding a “fortress” appearance.

The ground level courtyard is separated from the public realm with a yellow wire mesh screen. As
noted by the architect, the mesh is intended to maximize the visual connection between the
courtyard and the public realm.

The provision of the at-grade, public facing courtyard is a desirable component of the overall design.
Staff are concerned that the choice of material to separate the public from private realm may does
not create sufficient visual interest and could create a fortress like appearance, which is contrary to
the objectives of the Guidelines. Staff are therefore seeking the ADP’s guidance on the
appropriateness of the material choice, and suggestions that may maintain the visual connection
and controlled access with a less imposing visual impact.

OPTIONS

The following are three potential options that the Panel may consider using or modifying in
formulating a recommendation to Council:

Option One

That the Advisory Design Panel recommend to Council that Development Permit with Variances
Application No. 000293 for 930-934 Balmoral Road and 1701 Quadra Street be approved as
presented.

Option Two

That the Advisory Design Panel recommend to Council that Development Permit with Variances
Application No. 000293 for 930-934 Balmoral Road and 1701 Quadra Street be approved with the
following changes:

e aslisted by the ADP.
Option Three

That the Advisory Design Panel recommend to Council that Development Permit with Variances
Application No. 000293 for 930-934 Balmoral Road and 1701 Quadra Street does not sufficiently
meet the applicable design guidelines and polices and should be declined (and that the key areas
that should be revised include:)

e as listed by the ADP, if there is further advice on how the application could be improved.
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ATTACHMENTS

Attachment A  Subject Map

AttachmentB Aerial Map

Attachment C Plans date stamped September 15, 2025

Attachment D Design Rationale dated June 17, 2025 and September 15, 2025
AttachmentE  Applicant’s letter dated June 17, 2025 and September 15, 2025

cc: Kieran Lynch, Applicant; Marianne Amodio, Architect
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Revisions

Received Date:
September 15, 2025

REZONING & DEVELOPMENT
PERMIT APPLICATION
TRG COMMENT RESPONSE

934 BALMORAL ROAD
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ZONING SUMMARY

CIVIC ADDRESS:

934 BALMORAL ROAD & 1701 QUADRA STREET
VICTORIA, BRITISH COLUMBIA V8T 1A8

LEGAL DESCRIPTION:
REFER TO SURVEY
ZONING:

C-1 LIMITED COMMERCIAL AND R-2 TWO FAMILY
DWELLING

DRAWING LIST

A0.01
A0.02
A0.03
A0.04

A1.00
A1.01
A1.02
A1.03
A1.04

A1.10
A1.11

A2.04
A2.05
A2.06
A2.07
A2.10
A2.11
A2.12
A2.13
A2.14
A2.15
A2.16
A2.17
A2.18

A2.20
A2.21

A3.00
A3.01
A3.02
A3.03
A3.04
A3.05
A3.10
A3.11
A3.12
A3.13

A4.00
A4.01

A5.00

FSR 1.00
FSR 1.01
FSR 1.02
FSR 1.03

PROJECT TEAM

COVER SHEET

DEVELOPMENT DATA

SURVEY

SITE CONTEXT

SITE COVERAGE + AVERAGE GRADE

DECONSTRUCTION SITE PLAN

DECONSTRUCTION PLAN LOWER FLOOR - FIRST MET HERITAGE BLDG
DECONSTRUCTION PLAN FIRST FLOOR - FIRST MET HERITAGE BLDG
DECONSTRUCTION PLAN MEZZANINE - FIRST MET HERITAGE BLDG
DECONSTRUCTION PLAN ROOF - FIRST MET HERITAGE BLDG

SITE PLAN AT LEVEL 1
SITE PLAN AT ROOF

LOWER FLOOR PLAN - FIRST MET HERITAGE BLDG
FIRST FLOOR PLAN - FIRST MET HERITAGE BLDG
MEZZANINE PLAN - FIRST MET HERITAGE BLDG
ROOF PLAN - FIRST MET HERITAGE BLDG

LEVEL P1 PLAN - RESIDENTIAL BLDG

LEVEL 01 PLAN - RESIDENTIAL BLDG

MEZZANINE PLAN - RESIDENTIAL BLDG

LEVEL 02 PLAN - RESIDENTIAL BLDG

LEVEL 03 PLAN - RESIDENTIAL BLDG

LEVEL 04 PLAN - RESIDENTIAL BLDG

LEVEL 05 PLAN - RESIDENTIAL BLDG

LEVEL 06 PLAN - RESIDENTIAL BLDG

ROOF PLAN - RESIDENTIAL BLDG

ENLARGED UNIT PLANS
ENLARGED UNIT PLANS

BALMORAL ROAD ELEVATION

QUADRA STREET ELEVATION

NORTH SITE ELEVATION

EAST SITE ELEVATION

CENTRAL MEWS WEST SITE ELEVATION
CENTRAL MEWS EAST SITE ELEVATION
HERITAGE ELEVATION - BALMORAL ROAD
HERITAGE ELEVATION - QUADRA STREET
HERITAGE ELEVATION - NORTH SITE
HERITAGE ELEVATION CENTRAL MEWS EAST

SITE SECTIONS
SITE SECTIONS

SHADOW STUDIES

FLOOR SPACE RATIO PLANS
FLOOR SPACE RATIO PLANS
FLOOR SPACE RATIO PLANS
FLOOR SPACE RATIO PLANS

VEHICULAR PARKING REQUIREMENTS FOR ENTIRE SITE

OWNER:

ARYZE DEVELOPMENTS
200-398 HARBOUR ROAD
VICTORIA BC V9A 0B7
250-940-3568

ARCHITECT:

MARIANNE AMODIO + HARLEY
GRUSKO ARCHITECTS
201-877 EAST HASTINGS ST.
VANCOUVER BC V6A 3Y1
778-379-9276

STRUCTURAL ENGINEER:
RJC ENGINEERS
303-1515 DOUGLAS ST.
VICTORIA, BC V8W 0OE4
250-386-7794

CODE CONSULTANT:
GHL CONSULTANTS LTD.
700 PENDER ST.
VANCOUVER, BC V6C 1X6
604-689-4449

MECHANICAL ENGINEER:
INTROBA

210-1515 DOUGLAS ST.
VICTORIA, BC V8W 0OE4
250-418-1288

ELECTRICAL ENGINEER:
INTROBA

210-1515 DOUGLAS ST.
VICTORIA, BC V8W 0OE4
250-418-1288

BUILDING ENVELOPE:
EVOKE

102-814 BROUGHTON ST.
VICTORIA, BC V8W 1E4
250-800-5655

ENERGY COMPLIANCE ENGINEER:
INTROBA

210-1515 DOUGLAS ST.

VICTORIA, BC V8W 0E4
250-418-1288

LANDSCAPE ARCHITECT:
HAPA COLLABORATIVE
403-375 W 5th AVE.
VANCOUVER BC V5Y 1J6
604.909.4150

ARBORIST:

D CLARK ARBORICULTURE
2741 THE RISE

VICTORIA, BC V8T 3T4
250-208-1568

CIVIL ENGINEER:
MCELHANNEY
500-3960 QUADRA ST.
VICTORIA, BC V8X 4A3
250-370-9221

GEOTECHNICAL ENGINEER:
RYZUK GEOTECHNICAL
100-771 VERNON AVE.
VICTORIA, BC V8X 5A7

SURVEYOR:

J.E. ANDERSON & ASSOCIATES
4212 GLANFORD AVE.
VICTORIA, BC V8Z 4B7
250-727-2214

TRANSPORTATION ENGINEER:
BUNT & ASSOCIATES

530-645 FORT ST.

VICTORIA, BC V8W 1G2
250-592-6122

BIKE PARKING REQUIREMENTS FOR ENTIRE SITE

BUILDING USE

REQUIRED PARKING

TABLE 1: MINIMUM NUMBER OF REQUIRED VEHICLE PARKING SPACES

APARTMENT (SECURED RENTAL)

0.50 SPACE PER UNIT < 45 m2 (484 ft2) 43x0.5=22

0.60 SPACE PER UNIT > 45 m2 but < 70 m2 54 x 0.6 = 32

1.00 SPACE PER UNIT > 70 m2 (753 ft2) 32x1.0=32
TOTAL =86
(RESIDENTIAL)

VISITOR SPACES

0.10 SPACE PER UNIT 129x 0.10 = 13
TOTAL =13
(VISITOR)

ARTS AND CULTURE (40% OF CHURCH + NEW
ADDITIONS) = 2,802 m? x.4 = 1,121 m?
1 SPACE PER 80 m?

1,121 m? /80 m2 = 14

PLACE OF WORSHIP (40% OF CHURCH + NEW
ADDITION) = 2,802 m? x.4 = 1,121 m?
N/A 1,121 m?/N/A=0

ASSEMBLY (20% OF CHURCH + NEW ADDITION)
= 2,802 m?2 x.2 = 560 m?

1 SPACE PER 30 m? 560 m? /30 m?=19

TOTAL =33
(INSTITUTIONAL)
RESTAURANT
1 SPACE PER40 m2 (72 m? + 35 m2OUTDOOR SEATING) /40 m2 = 3
OFFICE
1 SPACE PER 70 m? 155 m2 /70 m2 = 2
TOTAL =5
(COMMERCIAL)
TOTAL =137

ACCESSIBLE USE + VAN ACCESSIBLE REQUIRED PARKING PROPOSED VEHICLE PARKING

TOTAL PARKING SPACES REQUIRED: 124 USE TYPE COUNT

ACCESSIBLE:

101 SPACES OR MORE = 1 PER 25 PARKING SPACES =5 CAR SHARE REG 1

VAN ACCESSIBLE: 1

WHERE 2-6 ACCESSIBLE PARKING SPACES ARE

REQUIRED, MIN 1 OF THESE SPACES MUST BE A VAN

ACCESSIBLE SPACE COMMERCIAL  REG 1
ACCESSIBLE =4 COMMERCIAL VAN 1

VISITOR SPACES =13

VAN ACCESSIBLE =1

ACCESSIBLE: INSTITUTIONAL ACC 1
0 PER 6-25 SPACES INSTITUTIONAL REG 4
VAN ACESSIBLE: INSTITUTIONAL VAN 1
1 PER 6-25 PACES 6
VAN ACCESSIBLE =1
RESIDENTIAL  ACC 3
RESIDENTIAL  REG 37
TOTAL REGULAR ACCESSIBLE =4 40
TOTAL VAN ACCESSIBLE =2
VISITOR REG 7
7

TOTAL VEHICLE PARKING: 56

LOADING SPACES:

RESIDENTIAL

NSTITUTIONAL 1

1 (AT STREET)

DEVELOPMENT DATA SUMMARY

SITE DIMENSIONS:

TOTAL SITE AREA:

REQUIRED / PERMITTED

4,439.8 m?/ 47,790 ft?

TOTAL FLOOR AREA:

RESIDENTIAL FLOOR AREA:

COMMERCIAL FLOOR AREA:

HERITAGE FLOOR AREA TO BE RETAINED:
NEW ADDITIONS TO HERITAGE BLDG FLOOR AREA:
FLOOR SPACE RATIO: 2.54)
SITE COVERAGE:

OPEN SITE SPACE (%):

MAX. HEIGHT:
NUMBER OF STOREYS: ®)
VEHICLE PARKING STALLS: 133

BICYCLE PARKING:

BUILDING SETBACKS

FRONT YARD (WEST):

11,100 m? / 119,479 ft?

159 CLASS 1/35 CLASS 2

42.76m x 104.80 x 40.35m x 104.73m /
140.29' x 343.83' x 132.38' x 343.60'

PROPOSED
9,963 m? / 107,245 ft?

7,989 m? / 85,988 ft?

266 m? / 2,868 ft?

1,228 m? /13,218 ft?

480 m2 /5,172 ft2

2.24

69%

28%

RESIDENTIAL BUILDING: 26.44m/ 86'-11"
FIRST MET HERITAGE BUILDING: 31.26m/ 102'-7"

CHURCH NORTH ADDITION: 6.81m / 22'-4"
CHURCH EAST ADDITION: 9.00m / 29'-6"
RESIDENTIAL BUILDING: ©
FIRST MET HERITAGE BUILDING:
CHURCH NORTH ADDITION:
CHURCH EAST ADDITION:

WN W

56

165 CLASS 1 /37 CLASS 2

(WEST QUADRA ST) 4m / 13.1' AVERAGE, 3m (9.8") MIN®) 2.95m/9'-8" AT CHURCH NORTH ADDITION
1.7m /57" AT FIRST MET HERITAGE BUILDING
SIDE YARD (SOUTH): 6m (19'-8") FOR FIRST 1-3 STOREYS, 3.76m/12'-4" AT RESIDENTIAL BLDG

(SOUTH BALMORAL RD)

7.5m (24'7") FOR 4th STOREY, AND

1.37m / 4'-6" AT FIRST MET HERITAGE BUILDING

10m (32'-9") FOR THE STOREYS ABOVE®)

SIDE YARD (NORTH):

6m (19'-8") FOR FIRST 1-3 STOREYS, 5.16m/16-11" AT RESIDENTIAL BLDG
7.5m (24'7") FOR 4th STOREY, AND

5.65m/18-6" AT CHURCH NORTH ADDITION

10m (32'-9") FOR THE STOREYS ABOVE®)

REAR YARD (EAST): 8m /26.2'G)

RESIDENTIAL USE DETAILS

TOTAL NUMBER OF UNITS:

UNIT TYPES:

MINIMUM UNIT FLOOR AREA:

(A) BASED ON SUBSTANTIAL PUBLIC BENEFITS PROVIDED, SEE OCP, NORTH PARK NEIGHBOURHOOD PLAN

(B) DESIGN GUIDELINES, DCAP

(C) PROJECT IS 7 STOREYS FOR DEVELOPMENT PERMIT PURPOSES ONLY, AND 6 STOREYS PER BCBC

6.7m/21-11"

129

LOFTS: 12 (GROUND-ORIENTED)
LIVE/WORKS: 7 (GROUND-ORIENTED)

STUDIO: 40
1 BED: 38

2 BED: 24 (19%)
3BED: 8 (6%)

= (25% FAMILY UNITS)

37 m?/ 403 ft2

CLASS 1 - LONG-TERM USE

REQUIRED PARKING CLASS 2 - SHORT-TERM USE

TABLE 2: MINIMUM NUMBER OF REQUIRED BIKE PARKING SPACES

MULTIPLE DWELLING

1.00 SPACE PER UNIT < 45 m?2 (484 ft?)
1.25 SPACE PER UNIT > 45 m? (484 ft?)

ARTS AND CULTURE (40% OF CHURCH + NEW
ADDITIONS) = 2,802 m? x.4 = 1,121 m?

1.00 SPACE PER 450 m? (4844 ft?)

PLACE OF WORSHIP (40% OF CHURCH + NEW

ADDITION) = 2,802 m?2 x.4 = 1,121 m?
N/A

ASSEMBLY (20% OF CHURCH + NEW ADDITION)

= 2,802 m? x.2 = 560 m?
N/A

RESTAURANT
1.00 SPACE PER 400 m? (4306 ft?)

OFFICE
1.00 SPACE PER 150 m? (1615 ft?)

MULTIPLE DWELLING
43 x1.00 =43 GREATER OF 6 SPACES OR
0.10 SPACES PER UNIT

86 x 1.25 = 108

TOTAL = 151
(RESIDENTIAL)

1,121 m? /450 m? = 2

1,121 m2/N/A=0

560 m?/N/A=0

TOTAL =2
(INSTITUTIONAL)

RESTAURANT

72 m2 /400 m2 = 1 1.00 SPACE PER 100 m?
OFFICE

155 m2/ 150 m2 = 2

TOTAL=3

(COMMERCIAL)

TOTAL = 156

ARTS AND CULTURE (40% OF CHURCH + NEW
ADDITIONS) = 2,802 m2 x.4 = 1,121 m?
1.00 SPACE PER 130 m?

PLACE OF WORSHIP (40% OF CHURCH + NEW
ADDITION) = 2,802 m? x.4 = 1,121 m?
1.00 SPACE PER 200 m?

ASSEMBLY (20% OF CHURCH + NEW ADDITION)

= 2,802 m2 x.2 = 560 m?
1.00 SPACE PER 200 m?

1.00 SPACE PER 400 m? (4306 ft?)

REQUIRED PARKING PROPOSED BIKE PARKING

CLASS 1 - LONG-TERM USE

PROGRAM USE TYPE COUNT
129X 0.10 = 13
COMMERCIAL LONG-TERM H 3
TOTAL =13 3
(RESIDENTIAL) INSTITUTIONAL  LONG-TERM H 5
5
RESIDENTIAL LONG-TERM H 97
RESIDENTIAL LONG-TERM Y, 60
1,121m2/130 m2=9 157
165
CLASS 2 - SHORT-TERM USE
1,121 m2/200 m2 = 6 PROGRAM USE TYPE COUNT
COMMERCIAL SHORT-TERM H 2
560 m2 /200 m2 =3 2
INSTITUTIONAL  SHORT-TERM  H 22
TOTAL =18 22
(INSTITUTIONAL) RESIDENTIAL SHORT-TERM H 13
13
37

107 m2/100 m? =1
NOTE: ALL BICYCLE STALLS WITHIN THE PARKADE

ARE LONG-TERM RESIDENTIAL
155 m? /400 m? = 1

TOTAL =2
(COMMERCIAL)

TOTAL =33

MARIANNE AMODIO AND HARLEY GRUSKO ARCHITECTS INC.
201-877 EAST HASTINGS STREET,

VANCOUVER, BC, CANADA, V6A 3Y1

WWW.MAHG.CA

ALL DRAWINGS AND RELATED DOCUMENTS ARE THE PROPERTY OF
MARIANNE AMODIO AND HARLEY GRUSKO ARCHITECTS INC. (MA+HG)
AND MAY NOT BE REPRODUCED IN WHOLE OR IN PART WITHOUT THE
ARCHITECT'S PERMISSION. THESE DRAWINGS ARE NOT TO BE SCALED
OR USED TO CALCULATE AREAS. CONTRACTORS WILL VERIFY AND BE
RESPONSIBLE FOR ALL DIMENSIONS ON THE JOB. ALL WORK MUST
COMPLY WITH THE RELEVANT BUILDING CODE, BYLAW AND RELATED
DOCUMENTS. DISCREPANCIES AND VARIATIONS TO THE DRAWING
MUST BE IMMEDIATELY REPORTED TO THE ARCHITECT.
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AVERAGE GRADE CALCULATIONS

AVERAGE GRADE NOTES:

F.G.: FINISH GRADE
E.G.: EXISTING GRADE

* INDICATES WHERE FINISH GRADE AND EXISTING GRADE ARE EQUAL

SITE COVERAGE CALCULATIONS

SITEAREA: 47,790 ft?/ 4,439.8 m?

HERITAGE BUILDING + ADDITIONS: 14,763 SF (1,372 m?)
18,444 SF (1,714 m?)
TOTAL: 33,207 SF (3,085 m?)

RESIDENTIAL BUILDING:

SITE COVERAGE: 69%
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862 FISGARD ST

(2 STOREYS)

QUADRA STREET

CENTRELINE

89.00' (27.

1721 QUADRA ST
(4 STOREYS)
|
|

921 N PARK ST
(6 STOREYS)

NOTES:

1. REFER TO CONSERVATION PLAN BY LUXTON
& ASSOCIATES FOR FURTHER INFORMATION
ON SCOPE OF RETENTION, RESTORATION
AND DEMOLITION.

2. PRESERVE THE ORIGINAL LOCATION OF THE
CHURCH AND RETAINED WALL DORMERS
AND SOUTHEAST STAIRCASE SECTIONS OF
THE SUNDAY SCHOOL HALL. ALL
REHABILITATION WORK SHOULD OCCUR
WITHIN THE PROPERTY LINES OF THE SITE.

3. MATERIALS FROM DEMOLISHED PORTION OF
THE SUNDAY SCHOOL HALL TO BE
SALVAGED, IF FEASIBLE, FOR POSSIBLE
REUSE IN THE REPAIR OF THE RETAINED
SECTIONS OF THE HALL AND/OR THE

CHURCH.

4. WINDOWS WITH STAINED AND LEADED
GLASS THAT ARE NOTED FOR REMOVAL

I 1717 QUADRA ST
| (2 STOREYS)

147'-6"

!
i
i
i
i
i
i
i
S

67'-11"

SHOULD BE SALVAGED WHERE FEASIBLE.
SALVAGED PANELS SHOULD BE PROTECTED
AND CAREFULLY STORED.

5. ALL HERITAGE DOORS AND WINDOWS
WITHIN RETAINED AREAS ARE TO BE
REPAIRED AND/OR REPLACED AS
REQUIRED. ANY REPLICAS SHALL BE
MANUFACTURED IN ACCORDANCE WITH
HCP SPECIFICATIONS. PAINT COLOURS FOR
FRAMING ELEMENTS ARE TO BE
DETERMINED IN COORDINATION WITH THE
HERITAGE CONSULTANT.

6. BRICK FROM AREAS OF THE STRUCTURES
WHERE THE EXTERIOR IS BEING ALTERED
AND/OR DEMOLISHED SHOULD BE
SALVAGED AS NECESSARY/FEASIBLE TO
INCORPORATE INTO RESTORATION AND
LANDSCAPE FEATURES. SALVAGED

MATERIAL SHOULD BE PROTECTED AND
CAREFULLY STORED.
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|
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I
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i
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PLANS FOR EXTENT OF DEMO !
|
|
|
|
|
|
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I
|
|

STAIR OF SUNDAY
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REAR YARD
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(1.55 )
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DRIVEWAY

BALMORAL ROAD

lI

(16.86 m)

(19.15 m)

(4.59 m)
SIDE YARD

SIDEWALK

CENTRELINE

SIDEWALK

1627 QUADRA ST 925 BALMORAL RD
(1-2 STOREYS) (2 STOREYS)

SIDEWALK

939 BALMORAL RD
(2 STOREYS)

945 BALMORAL RD
(2 STOREYS)

10'-8" 7. STONE FROM AREAS OF THE STRUCTURES
(3.24 m) WHERE THE EXTERIOR IS BEING ALTERED
SIDE YARD AND/OR DEMOLISHED SHOULD BE
SALVAGED AS NECESSARY/FEASIBLE TO
INCORPORATE INTO RESTORATION.
SALVAGED MATERIAL SHOULD BE
PROTECTED AND CAREFULLY STORED.
REFER TO PLANS (A2.04-A2.07) AND
HERITAGE ELEVATIONS (A3.10-A3.13) FOR
FURTHER INFORMATION ON PROPOSED
RESTORATION AND INTEGRATION WITH NEW
CONSTRUCTION.

PORTION TO BE RETAINED

PORTION TO BE DEMOLISHED.

EXISTING TREES TO BE
REMOVED.

REFER TO ARBORIST REPORT
FOR SCOPE OF REMOVAL AND
RETENTION.
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BE REMOVED
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NON-ORIGINAL VINYL WINDOWS TO BE REMOVED
AND REPLACED WITH REPLICATED WOOD FRAMES
AS FEASIBLE - MANUFACTURED AS

PROPERTY LINE

NON-ORIGINAL VINYL WINDOWS TO BE REMOVED AND

REPLACED WITH REPLICATED WOOD FRAMES AS
FEASIBLE - MANUFACTURED AS REQUIRED BY HCP
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NOTES:

1.

REFER TO CONSERVATION PLAN BY LUXTON
& ASSOCIATES FOR FURTHER INFORMATION
ON SCOPE OF RETENTION, RESTORATION
AND DEMOLITION.

PRESERVE THE ORIGINAL LOCATION OF THE
CHURCH AND RETAINED WALL DORMERS
AND SOUTHEAST STAIRCASE SECTIONS OF
THE SUNDAY SCHOOL HALL. ALL
REHABILITATION WORK SHOULD OCCUR
WITHIN THE PROPERTY LINES OF THE SITE.
MATERIALS FROM DEMOLISHED PORTION OF
THE SUNDAY SCHOOL HALL TO BE
SALVAGED, IF FEASIBLE, FOR POSSIBLE
REUSE IN THE REPAIR OF THE RETAINED
SECTIONS OF THE HALL AND/OR THE
CHURCH.

WINDOWS WITH STAINED AND LEADED
GLASS THAT ARE NOTED FOR REMOVAL
SHOULD BE SALVAGED WHERE FEASIBLE.
SALVAGED PANELS SHOULD BE PROTECTED
AND CAREFULLY STORED.

ALL HERITAGE DOORS AND WINDOWS
WITHIN RETAINED AREAS ARE TO BE
REPAIRED AND/OR REPLACED AS
REQUIRED. ANY REPLICAS SHALL BE
MANUFACTURED IN ACCORDANCE WITH
HCP SPECIFICATIONS. PAINT COLOURS FOR
FRAMING ELEMENTS ARE TO BE
DETERMINED IN COORDINATION WITH THE
HERITAGE CONSULTANT.

BRICK FROM AREAS OF THE STRUCTURES
WHERE THE EXTERIOR IS BEING ALTERED
AND/OR DEMOLISHED SHOULD BE
SALVAGED AS NECESSARY/FEASIBLE TO
INCORPORATE INTO RESTORATION AND
LANDSCAPE FEATURES. SALVAGED
MATERIAL SHOULD BE PROTECTED AND
CAREFULLY STORED.

STONE FROM AREAS OF THE STRUCTURES
WHERE THE EXTERIOR IS BEING ALTERED
AND/OR DEMOLISHED SHOULD BE
SALVAGED AS NECESSARY/FEASIBLE TO
INCORPORATE INTO RESTORATION.
SALVAGED MATERIAL SHOULD BE
PROTECTED AND CAREFULLY STORED.
REFER TO PLANS (A2.04-A2.07) AND
HERITAGE ELEVATIONS (A3.10-A3.13) FOR
FURTHER INFORMATION ON PROPOSED
RESTORATION AND INTEGRATION WITH NEW
CONSTRUCTION.

PORTION TO BE RETAINED

PORTION TO BE DEMOLISHED.

EXISTING TREES TO BE
REMOVED.
/' REFER TO ARBORIST REPORT
/' FOR SCOPE OF REMOVAL AND
S=== RETENTION.
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NOTES:

1.

REFER TO CONSERVATION PLAN BY LUXTON
& ASSOCIATES FOR FURTHER INFORMATION
ON SCOPE OF RETENTION, RESTORATION
AND DEMOLITION.

PRESERVE THE ORIGINAL LOCATION OF THE
CHURCH AND RETAINED WALL DORMERS
AND SOUTHEAST STAIRCASE SECTIONS OF
THE SUNDAY SCHOOL HALL. ALL
REHABILITATION WORK SHOULD OCCUR
WITHIN THE PROPERTY LINES OF THE SITE.
MATERIALS FROM DEMOLISHED PORTION OF
THE SUNDAY SCHOOL HALL TO BE
SALVAGED, IF FEASIBLE, FOR POSSIBLE
REUSE IN THE REPAIR OF THE RETAINED
SECTIONS OF THE HALL AND/OR THE
CHURCH.

WINDOWS WITH STAINED AND LEADED
GLASS THAT ARE NOTED FOR REMOVAL
SHOULD BE SALVAGED WHERE FEASIBLE.
SALVAGED PANELS SHOULD BE PROTECTED
AND CAREFULLY STORED.

ALL HERITAGE DOORS AND WINDOWS
WITHIN RETAINED AREAS ARE TO BE
REPAIRED AND/OR REPLACED AS
REQUIRED. ANY REPLICAS SHALL BE
MANUFACTURED IN ACCORDANCE WITH
HCP SPECIFICATIONS. PAINT COLOURS FOR
FRAMING ELEMENTS ARE TO BE
DETERMINED IN COORDINATION WITH THE
HERITAGE CONSULTANT.

BRICK FROM AREAS OF THE STRUCTURES
WHERE THE EXTERIOR IS BEING ALTERED
AND/OR DEMOLISHED SHOULD BE
SALVAGED AS NECESSARY/FEASIBLE TO
INCORPORATE INTO RESTORATION AND
LANDSCAPE FEATURES. SALVAGED
MATERIAL SHOULD BE PROTECTED AND
CAREFULLY STORED.

STONE FROM AREAS OF THE STRUCTURES
WHERE THE EXTERIOR IS BEING ALTERED
AND/OR DEMOLISHED SHOULD BE
SALVAGED AS NECESSARY/FEASIBLE TO
INCORPORATE INTO RESTORATION.
SALVAGED MATERIAL SHOULD BE
PROTECTED AND CAREFULLY STORED.
REFER TO PLANS (A2.04-A2.07) AND
HERITAGE ELEVATIONS (A3.10-A3.13) FOR
FURTHER INFORMATION ON PROPOSED
RESTORATION AND INTEGRATION WITH NEW
CONSTRUCTION.

PORTION TO BE RETAINED

PORTION TO BE DEMOLISHED.

EXISTING TREES TO BE
REMOVED.

/ REFER TO ARBORIST REPORT
7 FOR SCOPE OF REMOVAL AND

TS=== RETENTION.
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NOTES:

1. REFER TO CONSERVATION PLAN BY LUXTON
& ASSOCIATES FOR FURTHER INFORMATION
ON SCOPE OF RETENTION, RESTORATION
AND DEMOLITION.
2. PRESERVE THE ORIGINAL LOCATION OF THE
CHURCH AND RETAINED WALL DORMERS
AND SOUTHEAST STAIRCASE SECTIONS OF
THE SUNDAY SCHOOL HALL. ALL
REHABILITATION WORK SHOULD OCCUR
WITHIN THE PROPERTY LINES OF THE SITE.
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NOTES:

1. REFER TO CONSERVATION PLAN BY LUXTON
& ASSOCIATES FOR FURTHER INFORMATION
ON SCOPE OF RETENTION, RESTORATION
AND DEMOLITION.

2. PRESERVE THE ORIGINAL LOCATION OF THE
CHURCH AND RETAINED WALL DORMERS
AND SOUTHEAST STAIRCASE SECTIONS OF
THE SUNDAY SCHOOL HALL. ALL
REHABILITATION WORK SHOULD OCCUR
WITHIN THE PROPERTY LINES OF THE SITE.

3. MATERIALS FROM DEMOLISHED PORTION OF
THE SUNDAY SCHOOL HALL TO BE
SALVAGED, IF FEASIBLE, FOR POSSIBLE
REUSE IN THE REPAIR OF THE RETAINED
SECTIONS OF THE HALL AND/OR THE
CHURCH.

GLASS THAT ARE NOTED FOR REMOVAL
SHOULD BE SALVAGED WHERE FEASIBLE.
SALVAGED PANELS SHOULD BE PROTECTED
AND CAREFULLY STORED.

5. ALL HERITAGE DOORS AND WINDOWS
WITHIN RETAINED AREAS ARE TO BE
REPAIRED AND/OR REPLACED AS
REQUIRED. ANY REPLICAS SHALL BE
MANUFACTURED IN ACCORDANCE WITH
HCP SPECIFICATIONS. PAINT COLOURS FOR
FRAMING ELEMENTS ARE TO BE
DETERMINED IN COORDINATION WITH THE
HERITAGE CONSULTANT.

6. BRICK FROM AREAS OF THE STRUCTURES
WHERE THE EXTERIOR IS BEING ALTERED
AND/OR DEMOLISHED SHOULD BE
SALVAGED AS NECESSARY/FEASIBLE TO
INCORPORATE INTO RESTORATION AND
LANDSCAPE FEATURES. SALVAGED
MATERIAL SHOULD BE PROTECTED AND
CAREFULLY STORED.

7. STONE FROM AREAS OF THE STRUCTURES
WHERE THE EXTERIOR IS BEING ALTERED
AND/OR DEMOLISHED SHOULD BE
SALVAGED AS NECESSARY/FEASIBLE TO
INCORPORATE INTO RESTORATION.
SALVAGED MATERIAL SHOULD BE
PROTECTED AND CAREFULLY STORED.

8. REFER TO PLANS (A2.04-A2.07) AND
HERITAGE ELEVATIONS (A3.10-A3.13) FOR
FURTHER INFORMATION ON PROPOSED
RESTORATION AND INTEGRATION WITH NEW
CONSTRUCTION.
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b \ EXISTING TREES TO BE

{ o | REMOVED.
/' REFER TO ARBORIST REPORT
/' FOR SCOPE OF REMOVAL AND
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FIRST MET HERITAGE MATERIAL LEGEND
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WINDOW FRAMES TO BE RESTORED AS REQUIRED

ENTRY DOORS TO BE RESTORED AS REQUIRED

ROOFING MATERIAL TO BE REPAIRED AND REPLACED AS REQUIRED

SANDSTONE TO BE RESTORED AS REQUIRED

STAINED GLASS PANELS TO BE RESTORED AS REQUIRED

NEW SIGNAGE

116" = 1'-0"

NEW RESIDENTIAL MATERIAL LEGEND

15 ARCHITECTURAL CONCRETE

16 METAL PANEL, GALVANIZED

17 METAL PANEL, WHITE

18 GLASS GUARDRAIL, COLOURED GLASS VANCEVA VCV 01HI, VCV 08CD, VCV 0146, VCV 0818 (OR SIM)
21 WOVEN WIRE MESH, 1 1/2" x 1 1/2" OPENINGS, PAINTED RAL 090 90 50

24 THERMALLY BROKEN CURTAIN WALL, CLEAR GLASS, 2 SSG

31 RESIDENTIAL SIGNAGE

A3.00



FIRST MET HERITAGE BUILDING

R R TEEEE TR

102'-7"

(31.26 m)
BUILDING HEIGHT

NORTH ADDITION

22|_4||
(6.81 m)
BUILDING HEIGHT

NORTH ADDITION ROOF N

107.86'

Fa IS

A (a0}

ol ™M

NG

FIRST FLOOR -
91.86'

ACCESSIBLE ENTRY .

87.08"

]
Pz

L

16'-0"

(1.46 T) (4.88 m) W

FIRST MET AVG GRADE
85.53'

11

©)

®

® ©

10

15

©)

12

ﬁ
|
|
|
|
|
|
|
|
|
|
|

15

®

® 6O &

NORTH MEWS NEW NORTH ADDITION

FIRST MET HERITAGE MATERIAL LEGEND
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6 CAST STONE TRACERY TO BE RESTORED AS REQUIRED

7 STAINED GLASS PANELS TO BE RESTORED AS REQUIRED
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L

NEW NORTH ADDITION MATERIAL LEGEND

10 THERMALLY BROKEN CURTAIN WALL, COLOURED GLASS TO MATCH EXISTING HERITAGE STAINED GLASS
11 NEW SIGNAGE
12 POWDER COATED METAL CANOPY

15 ARCHITECTURAL CONCRETE
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18 GLASS GUARDRAIL, COLOURED GLASS VANCEVA VCV 01HI, VCV 08CD, VCV 0146, VCV 0818 (OR SIM) 15

20 THERMALLY BROKEN WINDOWS, BLACK FRAMES WITH CLEAR GLASS

29 MECHANICAL METAL SCREEN ENCLOSURE
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91.86'
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NEW NORTH ADDITION MATERIAL LEGEND

9 THERMALLY BROKEN WINDOW, COLOURED GLASS TO BE MATCH EXISTING HERITAGE STAINED GLASS
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NEW RESIDENTIAL MATERIAL LEGEND

15 ARCHITECTURAL CONCRETE
16 METAL PANEL, GALVANIZED

17 METAL PANEL, WHITE

18 GLASS GUARDRAIL, COLOURED GLASS VANCEVA VCV 01HI, VCV 08CD, VCV 0146, VCV 0818 (OR SIM)
20 THERMALLY BROKEN WINDOWS, BLACK FRAMES WITH CLEAR GLASS
21 WOVEN WIRE MESH, 1 1/2" x 1 1/2" OPENINGS, PAINTED RAL 090 90 50

24 THERMALLY BROKEN CURTAIN WALL, CLEAR GLASS, 2 SSG
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BALMORAL RD

FIRST MET HERITAGE MATERIAL LEGEND

3 ROOFING MATERIAL TO BE REPAIRED AND REPLACED AS REQUIRED
4 BRICK TO BE RESTORED AS REQUIRED
5 SANDSTONE TO BE RESTORED AS REQUIRED
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9 THERMALLY BROKEN WINDOW, COLOURED GLASS TO BE MATCH EXISTING HERITAGE STAINED GLASS

13 BIFOLD GARAGE DOOR, FINISH TBD
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NOTES:

1. REFER TO CONSERVATION PLAN BY LUXTON
& ASSOCIATES FOR FURTHER INFORMATION
ON SCOPE OF RETENTION, RESTORATION
AND DEMOLITION.
C2 C3 C4 C5 C6 C7 C8 @ 2. PRESERVE THE ORIGINAL LOCATION OF THE
o CHURCH AND RETAINED WALL DORMERS
1234 AND SOUTHEAST STAIRCASE SECTIONS OF
(37.59 m) THE SUNDAY SCHOOL HALL. ALL
18'-8" L 14'-8" L 14'-8" 14'-8" L 14'-8" L 14'-8" L 14'-8" 16'-8" REHABILITATION WORK SHOULD OCCUR
# o # o # WITHIN THE PROPERTY LINES OF THE SITE.
THE SUNDAY SCHOOL HALL TO BE
SALVAGED, IF FEASIBLE, FOR POSSIBLE
REUSE IN THE REPAIR OF THE RETAINED
SECTIONS OF THE HALL AND/OR THE
CHURCH.

4. WINDOWS WITH STAINED AND LEADED
GLASS THAT ARE NOTED FOR REMOVAL
SHOULD BE SALVAGED. SALVAGED PANELS
SHOULD BE PROTECTED AND CAREFULLY
STORED.

5. ALL HERITAGE DOORS AND WINDOWS
WITHIN RETAINED AREAS ARE TO BE

N—
N—
N—
N—

@ REPAIRED AND/OR REPLACED AS
REQUIRED. ANY REPLICAS SHALL BE
MANUFACTURED IN ACCORDANCE WITH

HCP SPECIFICATIONS. PAINT COLOURS FOR

FRAMING ELEMENTS ARE TO BE MARIANNE AMODIO AND HARLEY GRUSKO ARCHITECTS INC.
DETERMINED IN COORDINATION WITH THE 201-877 EAST HASTINGS STREET,

HERITAGE CONSULTANT. VANCOUVER, BC, CANADA, V6A 3Y1

SALVAGE BRICK FROM AREAS OF THE WWW.MARG.CA

STRUCTURES WHERE THE EXTERIOR IS
BEING ALTERED AND/OR DEMOLISHED.
SALVAGED MATERIAL SHOULD BE
PROTECTED AND CAREFULLY STORED.
7. SALVAGE STONE FROM AREAS OF THE
STRUCTURES WHERE THE EXTERIOR IS
BEING ALTERED AND/OR DEMOLISHED.
SALVAGED MATERIAL SHOULD BE
PROTECTED AND CAREFULLY STORED.

PROPERTY LINE
(o]

ALL DRAWINGS AND RELATED DOCUMENTS ARE THE PROPERTY OF

MARIANNE AMODIO AND HARLEY GRUSKO ARCHITECTS INC. (MA+HG)
@ PORTION TO BE DEMOLISHED. AND MAY NOT BE REPRODUCED IN WHOLE OR IN PART WITHOUT THE
ARCHITECT'S PERMISSION. THESE DRAWINGS ARE NOT TO BE SCALED
OR USED TO CALCULATE AREAS. CONTRACTORS WILL VERIFY AND BE
RESPONSIBLE FOR ALL DIMENSIONS ON THE JOB. ALL WORK MUST
COMPLY WITH THE RELEVANT BUILDING CODE, BYLAW AND RELATED
DOCUMENTS. DISCREPANCIES AND VARIATIONS TO THE DRAWING
MUST BE IMMEDIATELY REPORTED TO THE ARCHITECT.

FIRST MET HERITAGE MATERIAL LEGEND

H1 PRESERVED RUSTICATED STONE FOUNDATION -
REPAIR ANY MISSING MORTAR AND PARGING IF
@ DAMAGED

H3 REHABILITATED STONE FOUNDATION

H4 PRESERVED BRICK - REPAIR ANY MISSING
MORTAR JOINT

H6 PRESERVED SANDSTONE TRIM AND DETAILING -
REPAIR ANY MISSING MORTAR JOINT 934 BALMORAL RD & 1701 QUADRA ST

H11 REPLACE NON-ORIGINAL WINDOWS WITH
REPLICATED WOOD FRAME WINDOW AS
_ CHURCH LOWER ROOF FEASIBLE - MANUFACTURED AS RECOMMENDED
124.0%' BY HCP

JE— J— N

H13 PRESERVED TRI-DIVIDED LANCET WINDOWS
WITH CUSPED STONE ARCHES AND STAINED ISSUED FOR REZONING &

@ GLASS - REPAIR AS REQUIRED DEVELOPMENT PERMIT TRG

H14 PRESERVED TRIPLE-LITE STONE SET WINDOWS RESPONSE
WITH STAINED GLASS - REPAIR AS REQUIRED
SEPTEMBER 08, 2025

(6.36 m)

@
20"-10"

@ H16 PRESERVED TRIPLE-LITE WOOD SASH WINDOW
WITH STAINED GLASS, PAINTED FINISH - REPAIR
AS REQUIRED, COLOUR TBD

@
@ H17 PRESERVED DOUBLE-LITE WOOD SASH WINDOW
B B B MEZZANINE. WITH STAINED GLASS, PAINTED FINISH - REPAIR
o

103.20" AS REQUIRED, COLOUR TBD W ST ',

\ 1y
H18 PRESERVED SINGLE-LITE WOOD SASH WINDOW CU<eRED AR 7,
WITH CLEAR GLASS, PAINTED FINISH - REPAIR NP pereerees, Ky
AS REQUIRED, COLOUR TBD O (& SHALE v,
- v/ L

®
11'_4"
(3.45 m)

R
{'H
o

D

H19 PRESERVED WOOD SASH TRANSOM WINDOW,
PAINTED FINISH - REPAIR AS REQUIRED,

HA R

@
o =
(=) ©

&
g8®®0e,

- S S FIRST FLg?%I; COLOUR TBD

. H20 PRESERVED WOOD DOOR, PAINTED FINISH - - &, %
1 REPAIR AS REQUIRED, COLOUR TBD <, A

®

1 1 l_2||

(3.41 m)

H21 PRESERVED DOUBLE-DOOR ENTRY WITH v
POINTED-ARCH TRACERY TRANSOMS - REPAIR
AS REQUIRED 2025-09-08

N—

AS REQUIRED HERITAGE ELEVATION -
TENO, ) ) 6 6 @ €9 6) (@9 (29 H25 PRESERVED BRICK CHIMNEY - REPAIR AS BALMORAL ROAD

REQUIRED

H26 PRESERVED GUTTERS AND RWL - REPAIR AS

1 SOUTH ELEVATION REQUIRED AND MODIFY IN COORDINATION WITH SCALE

1/8" = 1'-0" | NEW ADDITIONS
1/8" = 1"-0"
H29 PRESERVED CRENELLATED BELL TOWER WITH

STONE CORNER PINNACLES - REPAIR AS
REQUIRED

H30 PRESERVED BELFRY WITH LOUVRES IN
POINTED-ARCH TRACERY WINDOWS - REPAIR
AS REQUIRED
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NOTES:

1.

REFER TO CONSERVATION PLAN BY LUXTON
& ASSOCIATES FOR FURTHER INFORMATION
ON SCOPE OF RETENTION, RESTORATION
AND DEMOLITION.

PRESERVE THE ORIGINAL LOCATION OF THE
CHURCH AND RETAINED WALL DORMERS
AND SOUTHEAST STAIRCASE SECTIONS OF
THE SUNDAY SCHOOL HALL. ALL
REHABILITATION WORK SHOULD OCCUR
WITHIN THE PROPERTY LINES OF THE SITE.
MATERIALS FROM DEMOLISHED PORTION OF
THE SUNDAY SCHOOL HALL TO BE
SALVAGED, IF FEASIBLE, FOR POSSIBLE
REUSE IN THE REPAIR OF THE RETAINED
SECTIONS OF THE HALL AND/OR THE
CHURCH.

WINDOWS WITH STAINED AND LEADED
GLASS THAT ARE NOTED FOR REMOVAL
SHOULD BE SALVAGED. SALVAGED PANELS
SHOULD BE PROTECTED AND CAREFULLY
STORED.

ALL HERITAGE DOORS AND WINDOWS
WITHIN RETAINED AREAS ARE TO BE
REPAIRED AND/OR REPLACED AS
REQUIRED. ANY REPLICAS SHALL BE
MANUFACTURED IN ACCORDANCE WITH
HCP SPECIFICATIONS. PAINT COLOURS FOR
FRAMING ELEMENTS ARE TO BE
DETERMINED IN COORDINATION WITH THE
HERITAGE CONSULTANT.

SALVAGE BRICK FROM AREAS OF THE
STRUCTURES WHERE THE EXTERIOR IS
BEING ALTERED AND/OR DEMOLISHED.
SALVAGED MATERIAL SHOULD BE
PROTECTED AND CAREFULLY STORED.
SALVAGE STONE FROM AREAS OF THE
STRUCTURES WHERE THE EXTERIOR IS
BEING ALTERED AND/OR DEMOLISHED.
SALVAGED MATERIAL SHOULD BE
PROTECTED AND CAREFULLY STORED.

PORTION TO BE DEMOLISHED.

FIRST MET HERITAGE MATERIAL LEGEND

H4

H6

H12

H14

H22

H26

H27

H28

H29

H30

H31

PRESERVED BRICK - REPAIR ANY MISSING
MORTAR JOINT

PRESERVED SANDSTONE TRIM AND
DETAILING - REPAIR ANY MISSING MORTAR
JOINT

PRESERVED ARCHED MULTI-LANCET WINDOW
WITH CAST STONE TRACERY AND STAINED
GLASS - REPAIR AS REQUIRED

PRESERVED TRIPLE-LITE STONE SET
WINDOWS WITH STAINED GLASS - REPAIR AS
REQUIRED

MAIN ENTRY DOOR - RESTORE TO ORIGINAL
AND REPAIR AS REQUIRED

PRESERVED GUTTERS AND RWL - REPAIR AS
REQUIRED AND MODIFY IN COORDINATION
WITH NEW ADDITIONS

PRESERVED CORNERSTONE - REPAIR AS
REQUIRED

PRESERVED CELTIC CROSS FINIAL - REPAIR
AS REQUIRED

PRESERVED CRENELLATED BELL TOWER
WITH STONE CORNER PINNACLES - REPAIR AS
REQUIRED

PRESERVED BELFRY WITH LOUVRES IN
POINTED-ARCH TRACERY WINDOWS - REPAIR
AS REQUIRED

PRESERVED STONE ENTRY STAIRCASE -
REPAIR AS REQUIRED

NEW ADDITIONS MATERIAL LEGEND

10

12

15

THERMALLY BROKEN CURTAIN WALL,
COLOURED GLASS TO MATCH EXISTING
HERITAGE STAINED GLASS

POWDER COATED METAL CANOPY

ARCHITECTURAL CONCRETE

MARIANNE AMODIO AND HARLEY GRUSKO ARCHITECTS INC.
201-877 EAST HASTINGS STREET,

VANCOUVER, BC, CANADA, V6A 3Y1

WWW.MAHG.CA

ALL DRAWINGS AND RELATED DOCUMENTS ARE THE PROPERTY OF
MARIANNE AMODIO AND HARLEY GRUSKO ARCHITECTS INC. (MA+HG)
AND MAY NOT BE REPRODUCED IN WHOLE OR IN PART WITHOUT THE
ARCHITECT'S PERMISSION. THESE DRAWINGS ARE NOT TO BE SCALED
OR USED TO CALCULATE AREAS. CONTRACTORS WILL VERIFY AND BE
RESPONSIBLE FOR ALL DIMENSIONS ON THE JOB. ALL WORK MUST
COMPLY WITH THE RELEVANT BUILDING CODE, BYLAW AND RELATED
DOCUMENTS. DISCREPANCIES AND VARIATIONS TO THE DRAWING
MUST BE IMMEDIATELY REPORTED TO THE ARCHITECT.

934 BALMORAL RD & 1701 QUADRA ST

ISSUED FOR REZONING &
DEVELOPMENT PERMIT TRG
RESPONSE

SEPTEMBER 08, 2025

WY aED AR /7
S a0y,

e
e® ®o,

N e .
S (F A SHALE e %
4

& G -
f::: Q::C?' R
-}:r -
- B :___‘_ —
- Pl @ -
- @
- B.
- (2
- &
/",/ 63@ ®
7, ’p,
PR
‘4
‘7

2025-09-08

HERITAGE ELEVATION -
QUADRA STREET

SCALE
1/8" = 1'-0"

A3.11



1

@ Cs8 C7 C6 C5 C4 C3 C2
123-4"
1 (37.59 m) 1
L 16'-8" L 148" L 148" L 148" L 148" L 148" L 148" L 188" L
i (5.08 m) i (4.47 m) i (4.47 m) i (4.47 m) i (4.47 m) i (4.47 m) i (4.47 m) i (5.69 m) 1
| | | | | | | | |
m -
Z
4
>
l—
14
w
o
O
(14
o
@
®
@
€9
© @
®) @ B
© VOLUME OF
@, _ NORTH ADDITION
®
® ® © O @ ® ® 60 © ® @
NORTH ELEVATION AT CHURCH
1/8" = 1'-0" |
®
@ -
®

2

NORTH ELEVATION AT ADDITION

1/8" =1'-0"

— N

38'_8"
(11.78 m)

14|_2||

1 1I_4Il 4I_8Il 16"2"

4!_9||

6"5"

(4.31 m)

NOTES:

1.

2,
3.
4.
5,
~ CHURCH TOWER 2
176.83'
6.

REFER TO CONSERVATION PLAN BY LUXTON
& ASSOCIATES FOR FURTHER INFORMATION
ON SCOPE OF RETENTION, RESTORATION
AND DEMOLITION.

PRESERVE THE ORIGINAL LOCATION OF THE
CHURCH AND RETAINED WALL DORMERS
AND SOUTHEAST STAIRCASE SECTIONS OF
THE SUNDAY SCHOOL HALL. ALL
REHABILITATION WORK SHOULD OCCUR
WITHIN THE PROPERTY LINES OF THE SITE.
MATERIALS FROM DEMOLISHED PORTION OF
THE SUNDAY SCHOOL HALL TO BE
SALVAGED, IF FEASIBLE, FOR POSSIBLE
REUSE IN THE REPAIR OF THE RETAINED
SECTIONS OF THE HALL AND/OR THE
CHURCH.

WINDOWS WITH STAINED AND LEADED
GLASS THAT ARE NOTED FOR REMOVAL
SHOULD BE SALVAGED. SALVAGED PANELS
SHOULD BE PROTECTED AND CAREFULLY
STORED.

ALL HERITAGE DOORS AND WINDOWS
WITHIN RETAINED AREAS ARE TO BE
REPAIRED AND/OR REPLACED AS
REQUIRED. ANY REPLICAS SHALL BE
MANUFACTURED IN ACCORDANCE WITH
HCP SPECIFICATIONS. PAINT COLOURS FOR
FRAMING ELEMENTS ARE TO BE
DETERMINED IN COORDINATION WITH THE
HERITAGE CONSULTANT.

SALVAGE BRICK FROM AREAS OF THE
STRUCTURES WHERE THE EXTERIOR IS
BEING ALTERED AND/OR DEMOLISHED.
SALVAGED MATERIAL SHOULD BE
PROTECTED AND CAREFULLY STORED.
SALVAGE STONE FROM AREAS OF THE
STRUCTURES WHERE THE EXTERIOR IS
BEING ALTERED AND/OR DEMOLISHED.
SALVAGED MATERIAL SHOULD BE
PROTECTED AND CAREFULLY STORED.

PORTION TO BE DEMOLISHED.

FIRST MET HERITAGE MATERIAL LEGEND

H4

_ CHURCH TOWER 1 HO

138.19'

H8

H11

H14

. CHURCH LOWER ROOF

— N

16'-0"

41_9!!

6!_5"

124.05' H18

€ H19
(s2)
D
<
H20
NORTH ADDITION ROOF H21
L
£ 107.86'
N
<
= MEZZANINE.
103.20' H23
E H25
Te]
<
o
H26
— FIRST FLOOR
= 91.86'
S H29
}7 ACCESSIBLE ENTRY
- 87.08'
£
& H30
- LOWER FLOOR

80.67'

PRESERVED BRICK - REPAIR ANY MISSING MORTAR
JOINT

PRESERVED SANDSTONE TRIM AND DETAILING -
REPAIR ANY MISSING MORTAR JOINT

ORIGINAL SALVAGED STONE SET WINDOW

REPLACE NON-ORIGINAL WINDOWS WITH
REPLICATED WOOD FRAME WINDOW AS FEASIBLE -
MANUFACTURED AS RECOMMENDED BY HCP

PRESERVED TRIPLE-LITE STONE SET WINDOWS
WITH STAINED GLASS - REPAIR AS REQUIRED

PRESERVED SINGLE-LITE WOOD SASH WINDOW
WITH CLEAR GLASS, PAINTED FINISH - REPAIR AS
REQUIRED, COLOUR TBD

PRESERVED WOOD SASH TRANSOM WINDOW,
PAINTED FINISH - REPAIR AS REQUIRED, COLOUR
TBD

PRESERVED WOOD DOOR, PAINTED FINISH -
REPAIR AS REQUIRED, COLOUR TBD

PRESERVED DOUBLE-DOOR ENTRY WITH
POINTED-ARCH TRACERY TRANSOMS - REPAIR AS
REQUIRED

PRESERVED GABLE ROOF ASSEMBLY - REPAIR AS
REQUIRED

PRESERVED BRICK CHIMNEY - REPAIR AS
REQUIRED

PRESERVED GUTTERS AND RWL - REPAIR AS
REQUIRED AND MODIFY IN COORDINATION WITH
NEW ADDITIONS

PRESERVED CRENELLATED BELL TOWER WITH
STONE CORNER PINNACLES - REPAIR AS
REQUIRED

PRESERVED BELFRY WITH LOUVRES IN
POINTED-ARCH TRACERY WINDOWS - REPAIR AS
REQUIRED

NEW ADDITIONS MATERIAL LEGEND

9
10
14
- NORTH ADDITION ROOF
107.86'
15
E 38
[ee]
[ce}
N3
39
. FIRSTFLOOR _
£ 91.86 »
©
<
_—_ ACCESSIBLE ENTRY 42
. 87.08'
S
S 43
. LOWERFLOOR
80.67"
44

THERMALLY BROKEN WINDOW, COLOURED GLASS
TO BE MATCH EXISTING HERITAGE STAINED GLASS

THERMALLY BROKEN CURTAIN WALL, COLOURED
GLASS TO MATCH EXISTING HERITAGE STAINED
GLASS

ARCHITECTURAL CONCRETE WITH STAINLESS
STEEL CABLE MESH PLANTING SUPPORT (CARL
STAHL X-TEND MESH OR SIM)

ARCHITECTURAL CONCRETE

NEW CUSTOM DOOR, C/W HERITAGE MOTIF -
MATCH EXISTING WINDOW WIDTH, REHABILITATE
EXISTING OPENING

NEW GLAZED BRIDGE - BETWEEN EXISTING
HERITAGE CHURCH AND NEW NORTH ADDITION
OVER EXISTING FLOOR OPENING

NEW PLANTING, REFER TO LANDSCAPE

REPLACEMENT HERITAGE FEATURE TREE, REFER
TO LANDSCAPE

NEW REVEAL BETWEEN EXISTING BRICK WALL AND
NEW CONSTRUCTION - REPAIR AND REPLACE
EXISTING BRICK WITH SALVAGED BRICK AS
REQUIRED

NEW SKYLIGHT BETWEEN EXISTING HERITAGE
CHURCH AND NEW CONSTRUCTION
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CE CcD cc )(cB @ NOTES:
1. REFER TO CONSERVATION PLAN BY LUXTON

1140 & ASSOCIATES FOR FURTHER INFORMATION
(34.75m) ON SCOPE OF RETENTION, RESTORATION
40'-0" L 20-2" | 4-6" | 29'-2" AND DEMOLITION.
7 (6.15 m) (137 m)! (8.90 m) 2. PRESERVE THE ORIGINAL LOCATION OF THE
CHURCH AND RETAINED WALL DORMERS
AND SOUTHEAST STAIRCASE SECTIONS OF
THE SUNDAY SCHOOL HALL. ALL
REHABILITATION WORK SHOULD OCCUR
WITHIN THE PROPERTY LINES OF THE SITE.
3. MATERIALS FROM DEMOLISHED PORTION OF
| | | | | | THE SUNDAY SCHOOL HALL TO BE
SALVAGED, IF FEASIBLE, FOR POSSIBLE
‘ ‘ REUSE IN THE REPAIR OF THE RETAINED

20'_2"
(6.15 m) (12.19 m)

N —
e

-

N —

SECTIONS OF THE HALL AND/OR THE
CHURCH.
4. WINDOWS WITH STAINED AND LEADED
GLASS THAT ARE NOTED FOR REMOVAL
SHOULD BE SALVAGED. SALVAGED PANELS
SHOULD BE PROTECTED AND CAREFULLY
STORED.
5. ALL HERITAGE DOORS AND WINDOWS
WITHIN RETAINED AREAS ARE TO BE
REPAIRED AND/OR REPLACED AS
@ REQUIRED. ANY REPLICAS SHALL BE
MANUFACTURED IN ACCORDANCE WITH
- — ~CHURCH TO\%EBR8§ HCP SPECIFICATIONS. PAINT COLOURS FOR
FRAMING ELEMENTS ARE TO BE MARIANNE AMODIO AND HARLEY GRUSKO ARCHITECTS INC.
DETERMINED IN COORDINATION WITH THE 201-877 EAST HASTINGS STREET,
HERITAGE CONSULTANT. ://vac\:/(ljleAvl-llz(?’C?-\C’ CANADA, VBA 3Y1
6. SALVAGE BRICK FROM AREAS OF THE ’ '
STRUCTURES WHERE THE EXTERIOR IS
BEING ALTERED AND/OR DEMOLISHED.
SALVAGED MATERIAL SHOULD BE
PROTECTED AND CAREFULLY STORED.
SALVAGE STONE FROM AREAS OF THE
STRUCTURES WHERE THE EXTERIOR IS
BEING ALTERED AND/OR DEMOLISHED.
SALVAGED MATERIAL SHOULD BE
PROTECTED AND CAREFULLY STORED.

PROPERTY LINE
PROPERTY LINE
\l
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FIRST MET HERITAGE MATERIAL LEGEND

H3 REHABILITATED STONE FOUNDATION

H5 PRESERVED BRICK, INFILL WITH ORIGINAL

B .  CHURCH TOWER 1 SALVAGED BRICK AS REQUIRED
S

138.19'

H6 PRESERVED SANDSTONE TRIM AND
DETAILING - REPAIR ANY MISSING MORTAR
JOINT

N
(6}

H23 PRESERVED GABLE ROOF ASSEMBLY -
REPAIR AS REQUIRED 934 BALMORAL RD & 1701 QUADRA ST
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RETAIN EXISTING
GABLE AT FORMER
SUNDAY SCHOOL HALL

H25 PRESERVED BRICK CHIMNEY - REPAIR AS
REQUIRED

_ 4 CHURCHLOWER ROOF

2 124.05 H26 PRESERVED GUTTERS AND RWL - REPAIR AS

REQUIRED AND MODIFY IN COORDINATION
WITH NEW ADDITIONS

ISSUED FOR REZONING &
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\|/QV||5TQHU|SRT§DNE CORNER PINNACLES - REPAIR AS RESPONSE
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PLANTING AREA - 4583 SQFT / 426 SQM 35M3 RAINWATER STORAGE TOTAL IMPERVIOUS: 31373 SQFT / 2915 SQM DETAIL IS SHOWN cLevarion £ _
TOTAL REQUIRED RAINWATER STORAGE: 93M3 revsion Rainwater
EXTENSIVE GREEN ROOF - 5040 SQFT / 468 SQM PERMEABLE PAVERS - 5713 SQFT / 531 SQM o e Management Plan
TOTALS NOT INCLUDING EXISTING CHURCH FOOTPRINT:
INTENSIVE GREEN ROOF - 477 SQFT / 44 SQM TOTAL PERVIOUS: - 16444 SQFT / 1528 SQM Date 03/06/25  Drawing Number
TOTAL IMPERVIOUS: 20473 SQFT / 1902 SQM Project No. 2429
Scale 1/16" = 1'-0" Ll i 04

TOTAL REQUIRED RAINWATER STORAGE: 61M3
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1701 Quadra St. Victoria,
BC

SYMBOL CODE QTY BOTANICAL /COMMON NAME SIZE SPACING
TREES
’ BR 11 Betula nigra / River Birch 1.8mht.  As Shown
Q CS 1 Castanea sativa / Spanish Chestnut ecmcal.  As Shown
@ cve 18 Cornus x "KN30-8" / Venus® Dogwood 1.8m ht.  As Shown
@ FD 3 Fagus sylvatica ‘Dawyck Purple’ / Dawyck Purple European Beech 6cm cal.  As Shown
@ MK 1 Magnolia kobus / Kobus Magnolia ecmcal.  As Shown
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1" o

4"

4
MIN.

FINISHED GRADE

ON GRADE - PEDESTRIAN USE

m CIP CONCRETE PAVING

- 4" THICK CIP CONC. PAVING (CITY

SIDEWALK) - LIGHT BROOM FINISH
(PERPENDICULAR TO BACK OF CURB -

— NOMROWED ORMNHMBPASE (3/4"

MINUS WELL GRADED CRUSHED ©
ROCK) COMPACTED TO MIN. 95%
MOD. PROCTOR.
o
o0

COMPACTED SUBGRADE TO BE
REVIEWED BY GEOTECH

L4117/ 1'=1'0"

FINISHED GRADE

6" THICK CIP CONC. PAVING (CITY
SIDEWALK) -

LIGHT BROOM FINISH
(PERPENDICULAR TO BACK

OF CURB - NO TROWEL JOINT FINISH)

— 10M @ 12" HOR. IN BOTH

DIRECTIONS O.C.

—— COMPACTED GRANULAR BASE (3/4"

MINUS WELL GRADED CRUSHED
ROCK) COMPACTED TO MIN. 95%
MOD. PROCTOR.

ON GRADE - VEHICULAR USE

m CIP CONCRETE PAVING

SUB BASE MATERIALS (3" MIN MINUS
WELL

GRADED CRUSHED ROCK) COMPACTED
TO MIN.

95% MOD. PROCTOR.

— COMPACTED SUBGRADE TO BE

REVIEWED BY GEOTECH

L1411/ 1"=1'0"

1. CONSTRUCT ALL CONTROL JOINTS AT CONSISTENT WIDTH;
3. C-2 SAWCUT CONTROL JOINTS WITHIN 18 HOURS OF FINISHING SLABS REFER TO

4. PROVIDE ISOLATION JOINTS: AS SHOWN ON PLAN; BETWEEN POURS; AT CHANGE IN
MATERIALS; AT EDGES ABUTTING STRUCTURES AND OTHER FIXED ELEMENTS; AT MAX.

5. SAW CUT JOINTS TO BE LOCATED AT 9'-0" (3.0m) MAX. INTERVALS. REFER TO PLAN.

6. EXPANSION JOINTS TO BE LOCATED AT 30-0" (9.0m) MAX. INTERVALS AND WHERE
CONCRETE PAVING ABUTS OTHER STRUCTURES OR BUILDINGS. INSTALL EXPANSION
JOINTS (MAXIMUM 9m). WHEN SIDEWALK IS ADJACENT TO CURB, MAKE JOINTS OF CURB,

7. ENSURE CLEAN CUT EDGE OF EXISTING PAVING ALONG PROPERTY LINE.
8. REFER LANDSCAPE SPECIFICATION 32 13 13 - CONCRETE FOR EXTERIOR

POLYURETHANE SEALANT 6mm (1/4") WIDTH NOTES:
(COLOUR TO BE MATCHED SAWN :
CONC. PAVING) JOINT, TO 1/3
gII_EAI\Dl?I'H o 2. CUT JOINTS BEFORE RANDOM CRACKING OCCURS;
BACKER ROD :
y TROWEL LAYOUT PLAN.
JOINT FINISH
10mm (TYP.)
N 6.0M O.C.
BITUMINOUS IMPREGNATED
FIBRE BOARD JOINT FILLER,
RECESSED TO ACCOMMODATE
JOINT SEALANT GUTTERS AND SIDEWALK COINCIDE.
EXPANSION JOINT - TYPICAL SAWCUT JOINT - TYPICAL IMPROVEMENTS
SCALE N.T.S. SCALE N.T.S.
m CIP CONCRETE PAVING
L4112/ 1'=1'0"
NOTES:
1. DO NOT CUT PAVERS TO MEET DIMENSIONS ON PLAN. CONFIRM WITH LANDSCAPE ARCHITECT IN FIELD.

FINISHED GRADE

PRECAST CONC. UNIT PAVER; HAND
TIGHT WITH FINE SWEPT JOINTS TO MAX 1/8"

——— SAND SETTING BED
——— GEOTEXTILE, (NON-WOVEN), TYP.

COMPACTED GRANULAR BASE (3/4"
MINUS WELL GRADED CRUSHED ROCK)
COMPACTED TO MIN. 95% MOD.
PROCTOR.

ON GRADE - PEDESTRIAN USE

m PRECAST CONCRETE UNIT PAVING

COMPACTED SUBGRADE TO BE
REVIEWED BY
GEOTECH
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4"

4
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4
g

1" @ DRAIN ROCK W/ FILTER FABRIC

SLAB DRAIN DETAIL AND LOCATIONS
REFER TO ARCH. / MECH.
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/?x CIP CONCRETE PAVING

4" THICK CIP CONC. PAVING

GRANULAR BASE COURSE

r~—— DRAIN MAT WITH FILTER FABRIC TO
MATCH ARCH. SPEC.

—— SLAB AND BUILDUP,
REFER TO
ARCH.

L1411/ 1'=1'0"

NOTES:

1. PROVIDE PRODUCT SAMPLES INCLUDING PAVERS, COLOUR SAMPLES TO LANDSCAPE ARCHITECT FOR
APPROVAL PRIOR TO INSTALLATION.
2. ALL PEDESTALS MUST BE INSTALLED OVER A MINIMUM 60 PSI RIGID INSULATION WITH PROTECTION BOARD
TO SPREAD THE LOAD. REFER TO PEDESTAL MANUFACTURER'S RECOMMENDATIONS.

3. REFER TO LAYOUT PLAN FOR LOCATIONS

SHRUB PLANTING

%
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2" (MIN.) WIDE "ARBOUR TIE"

BANDING SECURE TO WOOD STAKE WITH
1" GALVANIZED ROOFING NAILS (OR
APPROVED EQUAL)

2-2"X2"X8' LONG
PRESSURE TREATED WOOD STAKES
EXTENDING 3" PAST ROOTBALL

SET TREE AT 2" (MIN.) TO 4"

(MAX.) ABOVE ORIGINAL NURSERY
GRADE AND SURROUNDING GRADE TO
ALLOW FOR SETTLEMENT

3" DEEP COMPOSED BARK MULCH
COVER, REFER TO SPEC.

FINISH GRADE

12" MIN. OF GROWING MEDIUM
AROUND
ROOTBALL (TYP.)

COMPACTED SUBGRADE

PLACE TREE ROOTBALL ON COMPACTED
GROWING MEDIUM TO 85% SPD

0.C. SPACING

1'0"

m TREE PLANTING

SPACING PLAN

EDGE OF GROUNDCOVER
AREA,
SIDEWALK EDGE

DISTANCE FROM EDGE IS HALF
THE
SPECIFIED ON-CENTRE SPACING

—  ROW

— PLANT CENTRE
TRIANGULAR SPACING AT
SPECIFIED

ON-CENTRE DISTANCE, REFER TO
PLANT SCHEDULE

MULCH

ENSURE FULL CONTACT BETWEEN
ROOTBALL AND GROWING MEDIUM

COMPACTED SUBGRADE

2" MIN.

/g\ GROUND COVER PLANTING

L4411/ 1"=1'0"

900 GROWING MEDIUM DEPTH
VOIDING BELOW AS REQUIRED

—— GROWING MEDIUM, REFER TO SPEC.

ON SLAB

2 x ROOTBALL

ARBOR-TIE STRAP WITH BOWLINE
LOOP-END

SET CROWN OF ROOTBALL 1" ABOVE
FINISH GRADE AND REMOVE BURLAP
AND TWINE FROM TOP HALF OF
ROOTBALL

FINISH GRADE

MULCH

—— GROWING MEDIUM

— (2) 4X 4" X 4' TIMBER DEAD-MAN (ONE

ON EITHER SIDE)

—— STYROFOAM VOIDING BUILDUP TO

PROPOSED FINISH GRADE - REFER TO
GRADING PLAN. ALLOW FOR SOIL DEPTHS AS
PER SOIL DETAIL *X/LX.XX* AND PROVIDE
REQUIRED SOIL VOLUME FOR EACH TREE.

MIN. INSULATION ADD. VOID FILL AS
REQUIRED; SLAB DRAINAGE AND
WATERPROOFING; ROOT BARRIER;
STRUCTURAL CONCRETE SLAB;
REFER TO ARCH.
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IRRIGATION SPECIFIC _NOTES

SHEET NOTES

X:\2241\PROJECTS\ 22412405400 934 BALMORAL RD\O7_DRAWINGS\O1_SHEETS\24—-054—-CSP.DWG 9/8/2025 1:29 PM CSP

(NOTED ADDED HERE FOR REFERENCE — SEE LANDSCAPE DRAWINGS / SPECIFICATIONS): No.| DESCRIPTION
/ —
PLAN
| VIS5799 « IRRIGATION SYSTEMS ON CITY PROPERTY SHALL COMPLY TO CITY OF VICTORIA SUPPLEMENTARY SPECIFICATIONS FOR STREET TREES (1)| EXISTING OFFSET CATCH BASIN AND MANHOLE TO BE CAPPED AND REMOVED / ABANDONED BY CoV
AND IRRIGATION SCHEDULE C, BYLAW 12-042, SUBDIVISION BYLAW. IRRIGATION DRAWINGS MUST BE SUBMITTED TO PARKS DIVISION FORCES AT DEVELOPER'S EXPENSE.
#1721 FOR REVIEW AND APPROVAL 30 DAYS PRIOR TO INSTALLATION WORK. THE FOLLOWING IRRIGATION AND SLEEVING INSPECTIONS BY @ PROPOSED SIDE INLET CATCH BASIN AS PER CITY DWG SD S11b AND LEAD BY CoV FORCES AT
PARKS STAFF ARE REQUIRED BY SCHEDULE C. TO SCHEDULE AN INSPECTION PLEASE CONTACT CHUCK BASS (cbass@victoria.ca) DEVELOPER'S EXPENSE.
[\ AND ALSO COPY treepermits@victoria.ca AND tsherbo@victoria.ca 48 HOURS PRIOR TO THE REQUIRED INSPECTION TIME:
1. |IRRIGATION SLEEVING PRIOR TO BACKFILLING. @ EXISTING SANITARY AND STORM SERVICE TO BE CAPPED AND ABANDONED AT PROPERTY LINE.
5 2. OPEN TRENCH MAIN LINE AND PRESSURE TEST.
3. OPEN TRENCH LATERAL LINE. ;
S 4. IRRIGATION SYSTEM, CONTROLLER, COVERAGE TEST, BACKFLOW PREVENTER ASSEMBLY TEST REPORT REQUIRED, BACKFLOW ® E§E§L§%.WATER SERVICE TO BE CAPPED AND ABANDONED BY CoV FORCES AT DEVELOPER'S
" ASSEMBLY IS TO HAVE AN INSPECTION TAG COMPLETED AND ATTACHED.
= « THE IRRIGATION SYSTEM SLEEVING INSPECTION REQUIREMENTS CAN BE FOUND IN SCHEDULE C OF THE VICTORIA OF THE VICTORIA (5)| EXISTING SANITARY SERVICE TO BE CAPPED AND ABANDONED AT PROPERTY LINE.
< SUBDIVISION AND DEVELOPMENT SERVICING BYLAW No. 12—042.
n + IRRIGATION SLEEVING UNDER HARD SURFACES TO BE 100¢ PVC SDR28 PIPE. INSTALLATIONS WHERE A 90° BEND IS REQUIRED -
SHOULD BE INSTALLED USING 22.5° LONG SWEEP BENDS. IRRIGATION SLEEVES TO BE INSTALLED AT 400mm DEPTH. (6)| PROPOSED IRRIGATION SERVICE BY CoV FORCES AT DEVELOPER'S EXPENSE.
/ (7)| PROPOSED 100# DOMESTIC WATER SERVICE CONNECTION AND 1509 FIRE WATER SERVICE CONNECTION
. c/w METER VAULT (PER CoV DWG. SD W2f) BY CoV FORCES AT DEVELOPER'S EXPENSE.
SOT D PROPOSED 2004 SANITARY SERVICE CONNECTION c/w INSPECTION CHAMBER BY CoV FORCES AT
| PL;%T v:\sgz ; PLANQE‘;)% DEVELOPER’S EXPENSE.
4 (9)| PROPOSED 2008 STORM SERVICE (DUCTILE IRON DUE TO COVER) CONNECTION c/w INSPECTION
#1717 CHAMBER BY CoV FORCES AT DEVELOPER'S EXPENSE.
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Part 1 | Introduction Intent and Project Pillars

We acknowledge the Loek"aner peoples, known today as the Songhees and
Esquimalt Nations, on whose traditional territory we live and work.

We are pleased to present our design proposal for 934 Balmoral Rd for the heritage
revitlization of the First Metropolitan Church. Along side this proposal is a new hous-
ing development including amenities, commercial and live-work units at grade, with
five storeys of Secure Rental Housing above.

934 Balmoral seeks to be a place of cultural gathering that embraces a more natural,
softer connection with site and to the community. With the adaptive reuse of the
church at the forefront, the new development seeks to strengthen the community
through a new found expression.This project makes the statement that flexibility,
access to nature and personal choice are key components to the success of living in
urban spaces. With both public programming and private dwelling units designed to
ensure that spaces can suit diverse needs, we hope that people feel supported to live
in a way that reflects their values and priorities.

Community Beacon for Worship, Arts and Culture

The adaptive reuse of First Metropolitan Church presents a unique opportunity to
preserve history, revitalize the community and create a vibrant and inclusive space
for various arts and faith based organizations.

PILLAR 1

Restore and Renovate a Heritage Asset
Through thoughtful interventions, the cultural and architectural value of the existing
building will be retained while adapting to the evolving needs of the people it serves.

Pedestrian Connections and New Urban Spaces
Introduction of new prominent commercial spaces along Balmoral and flexible housing
typologies will enable diverse uses that activate the urban streetscape.

PILLAR 3 PILLAR 2

Thoughtful Design

Redevelopment plans for the church involves the preservation and retention of the
core structure alongside careful consideration on the rehabilitation of key architectural
elements. The new housing development serves as a playful backdrop for the church.
It will be functional in form, integrating strategies to support urban living conditions
and diverse uses on site that engage the local community.

PILLAR 4
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MA+HG Architects Inc. | Aryze | 2025.05.04 V\E’ 2



Table of Contents

Part 1 | Introduction

Intent and Project Pillars

Part 2 | Context

Neighbourhood Map
City of Victoria Opportunities and Big Ideas

Part 3 | Overview of the First Met

A Brief History
The Church Today

Part 4 | Architectural Concept and Diagrams
A New Civic Architecture
Massing Strategies and Site

Materials

Part 5 | Adaptive Reuse of First Met
The Church

The North Addition

The East Addition

Part 6 | Creating Homes
Residences around a Courtyard

The Plinth and Arcade

The Balconies

Choice and Innovation in Unit Plans

Part 7 | Meandering Through the Landscape
The Mews

The Trees

My
MA+HG Architects Inc. | Aryze | 2025.05.04 V\E’

13

14
17
18

19
20
21
23

26
27



Part 2 | Context North Park Map
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Part 2 | Context

Create an
Art Centric
Development

Develop Diverse
and Affordable
Housing

Neighbourhood

Numerous heritage .
g Objective:

landmarks run along
the Quadra Street,
many supporting
musical and cultural
groups
within the City.

Support existing

cultural commu-
nity groups and
retain heritage
building stock.

As part of the
transit network,
Quadra Street
serves as an in-
tegral connection
between Down-

Neighbourhood
Objective:

Improve quality of
public parks and
residential boule-
town Victoria to vards to be green-
the District of er and pedestri-
Saanich. an-friendly.

As city continues
to grow and devel-
op, there strong
demand for more
affordable hous-
ing developments
in the neighbour-
hood.

References: City of Victoria | North Park Neighbourhood Plan (2022)

Neighbourhood
Objective:

Develop affordable
housing options to
support diversed
lifestyles.

North Park Characteristics and Big ldeas

First Metropolitan Church

United Church x Victoria Conservatory
St. John’s Divine x Victoria Baroque
Baumann Centre x Pacific Opera
Artist Studios and Small Businesses
Royal Athletic Park

Central Park

Save-on Foods Memorial Centre
Purpose-built Rental Housing

Supportive Housing

©Q 60000600
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Part 3 | Overview of First Met A Brief History

4 N
The First Metropolitan Church at Quadra Street and Balmoral Road is recognized as
a staple of the neighbourhood, serving the community for generationsm since it was
opened in 1913. Heritage advocated and former Victoria councillor Pam Madoff said

the First Metropolitan building has been “the character-defining element” of all the
churches along Quadra Street for a long time.

“Whether you look at churches as places of religion and worship, or whether you look
at them as just examples of excellent architecture, they certainly form an important
part of the fabric of the city.”

. J

MV
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Part 3 | Overview of First Met The Church Today
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Part 4 | Architectural Concept

A New Civic Architecture

The First Metropolitan Church has served the
surrounding neighbourhood since 1913, and is
recognized as a great community resource.

The primary objective of this work is to create a
new holistic urban realm that integrates art, culture,
worship, home, work and commerce.

This includes a natural evolution of the existing church
building and the creation of new homes, spaces and
landscapes that invite and serve the immediate and
surrounding community.

Celebrate the Old and New

Celebrate the heritage church by retaining existing
uses while expanding art and cultural groups to
support a growing city. Introduce housing to bring
density, activity and security onto the site.

Connect and Intertwine

Create a more walkable, urban experience by

inviting people onto the site through a series of
greenscaped mews that meander and connect diverse
programming.

Animate Middle Ground

Support the community by providing areas that
accommodate different gathering scales. Spaces
are open and inviting to allow for dialogue and
performance to take place.

MY
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Part 4 | Architectural Concept

*%* N EW**

Mixed-Use
Rental Building

Restore and Renovate
Heritage Church to include
both a Place of Worship and
Arts and Cultural Centre.

Massing Strategies

New accessible entry
from Quadra St to support
Church and Performance Use.
A modern entry creates

9 an inviting street presence.

ML
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Part 4 | Architectural Concept Massing Strategies

A South-facing residential
A central mews at courtyard provides exterior
Balmoral Rd provides a pedestrian amenity and daylight to residents

e thoroughway to connect to Quadra St 9 and breaks up the residential
and the rear of the site. massing.

MY
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Part 4 | Architectural Concept

*RENOVATED**
Place of Worship

and Cultural Hub

**N EW**
Commercial Spaces

Mediate private and

public program by
additon of plinth.

EXISTING
Pacific Opera
Group

A central mews

provides additional cultural
benefits at the “crossroads”
of a new cultural precinct.

Massing Strategies

Envisioning the mixed-use
development and First Met Church
complete with a public mews to
celebrate the arts and create a more
sustainable community.

MY
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Part 4 | Architectural Concept

Materials

Metal Wall Panel - White

Metal Panel - Galvanized

Curtain Wall Frame - Brushed Aluminum
PVC Frame - Black

Architectural Concrete

Square Metal Mesh and Frame - Yellow
Tensile Wire Mesh (Planting Support) - Stainless
Clear Glass

Coloured Glass - Pink (Matched to 13)
Coloured Glass - Green (Matched to 14)
Coloured Glass - Purple (Matched to 14)
Coloured Glass - Yellow (Matched to 14)
Stained Glass 1 (Existing)

Stained Glass 2 (Existing)

Sandstone (Existing)

Brick (Existing)

MA+HG Architects Inc. | Aryze | 2025.05.04 glg’, 13



Part 5 | Adaptive Reuse of First Met The Church

The primary objective of the work is the restoration
and rehabilitation of the heritage church to bring it
into alignment with the needs of the Pacific Mountain
Church, the cultural community and the community at
large.

This is done both programmatically, and physically and
its that interaction through, amongst and between that
create a dialogue between buildings, between uses
and between people.

MY
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Part 5 | Adaptive Reuse of First Met
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The Church

Following the Conservation Plan developed by Luxton &
Associates, the following restoration measures will take place:

MA+HG Architects Inc. | Aryze | 2025.05.04

Repair and Restoration of stone entry doors and stair
sequence.

Restoration of stained glass vestibule at original entry.

Repair and restoration of church turrets.

Preservation and retention of the main sanctuary
adapted for a future arts and culture space.

New mediating vestibules and north and south side of
sanctuary.

New North Addition and accessible entry to church
and gathering space.

New stage, community kitchen and accessible
washrooms.

Rehabilitation of North wall of church. Existing opening
adapted to be bridged entry access over existing
lightwell.

New East Addition at rear to serve as staging and
loading area for the site.

New northeast stair access.

Preservation and retention of southeast interior stair
section along Balmoral.

{\\’-Igl/_ 15



Part 5 | Adaptive Reuse of First Met The Church
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Part 5 | Adaptive Reuse of First Met

The North Addition

The North Addtion is the new contemporary entry into
the heritage building, providing universal access to the
church level. It is complete with multipurpose spaces,
lobby, study spaces, kitchen and various support
spaces for the community.

With respect to Parks Canada’s Standards and
Guidelines for the Conservation of Historic Places, the
new addition draws a clear distinction between what is
historic and what is new.

Celebrate the heritage church by contrasting with a
timeless, transparent, contemporary addition that is
mindful of scale and material.

Provide a defined separation at connection points
of the church that mediates between old and new
spaces.

Reference the structural cadence of the heritage
church in the vertical patterning of the facade.

Reflect the colours and patterns of the heritage church
stained glass to create connection between old and
new.

Define a new accessible entry in support of existing
and new programming

Create modern signage that signals the new cultural
landmark.

MY
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Part 5 | Adaptive Reuse of First Met

The East Addition

The East Addition provides both functional and
delightful uses. At grade, it serves a dual function: as a
loading bay for the new arts and culture space and as
a stage for performance that will activate the central
mews and street. At the second level, additional
lounge space is provided.

Respect datums of existing heritage church through
facade alignment

Introduce a robust and minimal concrete facade with
mesh screening that allows landscape to grow onto
the facade.

“The Loading Bay” stage activates the Central Mews,
the public street and the commercial podium by
providing a space for performance at the loading dock.

Introduce “The Loading Bay Lounge” at the upper level
to support the new arts and culture hub.

Animate the lounge, stage through and central mews
with scattered coloured windows that reflect the shape
and colours of the existing heritage church.

MY
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Part 6 | Creating Homes

Residences around a Courtyard

The new residential building provides 129-unit mix
of rental homes with a good diversity mix including
live/work and loft units, studios, one-bedrooms and
family-oriented housing consisting of two and three
bedrooms.

At the heart of the building is the ground-level
courtyard, creating a semi-private interior gathering
space, activated by a series of live-work units that
transition on the public commercial street.

g Provide a mix of homes, from live/work to studios to
three-bedrooms; from lofts to traditional to inboard
bedroom scheme to allow for a diversity of community.

e Reduce massing along the street through a front
facing courtyard that mediates between public and
private.

Provide glazed commercial and retail units to animate
the street.

Utilize a minimal panel facade treatment to provide
backdrop for the heritage brick and stone.

MY
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Part 6 | Creating Homes The Plinth and the Arcade

Moving up from the lobby through the courtyard, the
plinth acts as an extension of the ground serving as a
vessel for landscape along the perimeter.

The plinth mediates the residences from the busy street,

while creating a protected walkway for dwellers below,
enhancing the street boulevard for public use.

g Soften the building edges through a planted plinth that
creates public covered arcade below.

Introduce openings throughough the plinth to allow for
daylighting onto the landscaping at grade.

MY
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Part 6 | Creating Homes

The Balconies

The project proposes to include multiple balconies

for Family Units and for most one bedrooms suites.

All studio units are afforded either balcony or juliette
balcony. This allows for each unit to have access to
outdoors, with the Family Units having more than one
point of access to outdoors. The multiplicity of balcony
depths and widths act as an architectural devise to
animate the facade, harkening in expression and colour
to the Heritage church adjacent.

Generate a playful series of balconies that cater to the
diverse array of units.

Unify the site and animate the facade by employing
balconies that replicate the colour of the heritage
church stained glass.

MY
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Part 6 | Creating Homes The Balconies

The modularization of the balconies seamlessly allows
12'-6"

" } b " for play by following a 4’-2” grid duplicated to generate a
1 1 1 1 series scattered pixels across the residential facade.
Each balcony, and/or a combination of balconies
presents different opportunity for use bespoke to each
o individual unit futher celebrating the ideas of diversity.
N e Balcony A - 8’-4” x 4’-6” (36 SF)
e Balcony B - 8-4” x 6’-8” (56 SF)
e Balcony C - 12’-6” x 4’-6” (56 SF)
Q Balcony D - 12’-6” x 6°-8” (83 SF)
e Balcony E - 16’-8”" x 4’-6” (75 SF)
o Juliette - 4’-2” x 0’-0” (0 SF)

MY
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Part 6 | Creating Homes Choice and Innovation in Unit Planning

12PM

The project proposes a choice in unit planning for the
future residents: a traditional plan that places bedrooms
at the exterior walls that prioritizes daylight, floor area
and direct access to outdoor air at the bedrooms and
an inboard bedroom plan, within the same unit square
footage, that allows for a more expansive living areas,

9AM 3PM with greater exposure to daylight and outdoor air at the
public areas.

Conservative concerns about air quality, access to
daylight and acoustic performance, are resolved through
the implementation of high performance HRVs, glass
partition walls that exceed the STC rating of standard
interior walls and unit design that achieves a sDA score
of 60% (9% higher than LEED minimum). With inboard
bedrooms, the more public, shared spaces (kitchen,
dining and living) are prioritized during daylight hours,
BATHROOM KITCHEN while the private spaces used primarily for sleeping
ADAPTABLE ADAPTABLE require IeSS dayllght

1% /////////////////////7 4
% ///////////
o /

Benefits of Inboard Bedrooms | Daylight Hours

BALCONY

LIVING > 6PM ( Shared spaces are prioritized during daylight hours:

Kitchen and Dining Area

BEDROOM
ADAPTABLE

Living Area
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Private spaces used primarily at night require less
daylight:

BALCONY

Bedrooms
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Part 6 | Creating Homes
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Proposed Layout - 28% Brighter Spaces

Two-Bed Unit Plan: Inboard Bedroom

0 Living Dimension 11°-5”

e On average, larger bedroom dimensions

Additionally, the living areas in the inboard scheme

are approximately 8% larger, and all bedrooms on
average increase in size. Most importantly, however,
the introduction of inboard bedrooms offers choice to a
resident: the expansive living areas can be configured
in a variety of ways to include kitchen islands, home
offices or oversized dining tables. In a time where
homes are becoming more and more standardized and
homogeneous, offering the option between traditional
and inboard bedrooms offers choice to the resident.



Part 6 | Creating Homes

Spacious Living
Option 1: Large Living Room

Y
0
7

,,,,,,,,,,,,

Personal Choice
Option 2: Home Office

Large living room with multiple options for layouts. o Large bedrooms allow for activities within.

FIex_lpIe and adaptable room arrangement with sliding e Divisible spaces to suit people’s needs.

partition.

Optional kitchen island. e Bedroom can open up to make the living space feel
even larger.

Dining area can accommodate a large family or
gathering.

Choice and Innovation in Unit Planning

o é
A
do <p
2

_

Z

Flexible Spaces
Option 3: Dinner party

Closet adapted to fit desk.

Glass wall with equivalent STC rating and blackout

e curtain for privacy.

Large open kitchen.

Space for a 12+ person table.



Part 7 | Meandering Through Landscape

The Mews

‘Rewilding’ Framework: Landscape Seeps Through

Planting is incorporated wherever possible, popping
up in domestic-scale pots, trailing down from second
floor planters, and flowing across the ground plane in
large green swaths. The many scales of planting allow
for green space to seep through the site and connect
with pedestrians, performers, concertgoers and apart-
ment dwellers at every moment as they move across
the landscape.

Opportunities to Meander

At the ground plane, planted areas curve across the
landscape to carve out desire lines and create areas
to sit or stroll. A native species-focused planting
palette invites pedestrians and pollinators to meander
through on their way to see a concert, go to work,
return home, or simply pass through. 40 new trees are
planted, exceeding the minimum requirement of 22 for
the site.

Celebrate Feature Trees

A feature Garry Oak in the central mews and a Saucer
Magnolia in the courtyard create a sense of place and
facilitate dynamic seasonal experiences. The Garry
Oak is a nod to the Sawtooth Oak that will be removed
to create space for the church addition. The Garry
Oak is the signature species of the ecologically and
culturally significant Garry Oak ecosystem found in
Victoria. The newly planted tree will help maintain site
character and rich wildlife habitat associated with oak
trees.

Connection to History

Throughout the site, paving size aligns with
dimensions of conventional bricks, echoing the shapes
on the church facade. Reclaimed brick from the church
itself will be used as feature paving to highlight the
entrance near the box office on the northwestern side
of the building. This brick will also be used to create a
feature wall around the Garry Oak in the central mews,
bringing together the social and ecological history of
the site.

MY
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Part 7 | Meandering Through Landscape The Trees

Strengthening Victoria’s Urban Forest

40 trees are being planted on the site to replace the
nine trees that will be removed. Based on the City’s
replacement rate requirements the project would only
= be required to add 22 trees. The proposed tree palette
will include native species to provide pollinator friendly
habitat value, as well as ornamental species for

e seasonal interest.

Tree Types

’

\

Saucer Magnolia (Feature Tree)

Garry Oak (Feature Tree)

Comus x ‘Eddie’s White Wonder’

European Columnar Aspen

Serviceberry

Proposed trees Proposed feature trees ‘ Existing trees to be retained ' Proposed street trees
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RZ/DP Response | Materials Entry Gate

Entry Gate Design

The entry gate to the Residential Courtyard will feature a square-patterned metal mesh set within a sturdy metal
frame. This material choice is intended to maximize visual connection between the courtyard and the public realm.
Its openness, paired with a bold, playful yellow finish, will create a welcoming atmosphere while enhancing the
visibility and appeal of the live-work units. At the same time, the design provides the necessary access control.

View of entry gate into residential lobby from Balmoral Rd.

View of entry gate looking West from interior courtyard at residential lobby. o e

Powder-coated metal panels with 1.5"x1.5” woven wire mesh is basis of design to provide ample visibility
between spaces.

View of Entry Gate from Balmoral Rd. Materiality provides strong visual connection to shared residential
courtyard and lobby.

Paint Colour: RAL 090 90 50 MA,
MA+HG Architects Inc. | Aryze | 2025.09.08 Wé” 2



RZ/DP Response | Materials Stainless Steel Cable Mesh

Tensile Wire Mesh

The East Addition features a robust and minimal concrete facade with mesh screening that allows landscape to
grow onto the facade. Basis of design is Carl Stahl X-tend Stainless Steel Cable Mesh.

0 View of Central Mews with feature green wall and East Addition.
e Reference Project: Garden Tower with Cable Mesh green screen.

e Product: Carl Stahl X-tend Stainless Steel Cable Mesh.

MA+HG Architects Inc. | Aryze | 2025.09.08 C\%/ 3



RZ/DP Response | Materials Balcony Glass Colours

o ——————
pmm———————

Glass Colours

As outlined in the project’s Design Rationale, the stained glass of the
First Met Heritage Building has been intentionally echoed across the
full site to honour and celebrate its historic significance. Glass colours
have been carefully matched to the original stained glass and applied
to the balcony guardrails of the residential building, as well as to the
glazing at the two new church additions. This consistent material
palette creates a visual dialogue between old and new, animating the
project facades and unifying the site.

The following colours serve as the basis of design:
0 Pink Swatch: Vanceva VCV 01H1

e Purple Swatch: Vanceva VCV 08CD

e Green Swatch: Vanceva VCV 0146

e Yellow Swatch: Vanceva VCV 0818

MA+HG Architects Inc. | Aryze | 2025.09.08 c\%’/ 4



RZ/DP Response | Central Mews Stage and Event Use

oopoogo¥ido
oOEBEYOB0 wm
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The Central Mews is a multi-functional space activated by curated program.

The intention is for it to serve public uses such as access to the landscape and informal performances from The
Loading Bay stage, as well as functional uses such as loading for the Heritage Building. Situated east of the
mews is a ground-oriented office which intended use is for the arts/culture group associated with performance
programming of the Heritage Church. The adjacency to the Heritage Church will be beneficial. This tenant will be
actively involved in programming the Central Mews as a casual performance and gathering space.

“The Loading Bay” Stage for Arts and Culture group.

,,,,,,,,,

Future Arts and Culture group office to activate Central Mews.

Commercial Lobby centralized on site.

Loading bay stall for Heritage Building, for intermittent use.

Waste and Recycling for Heritage Building.

BALMORAL RD
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RZ/DP Response | Central Mews Loading and Standard Day Use

CENTRAL MEWS

The Central Mews is a multi-functional space activated by curated program.

The loading stall is located tight to the building so as to minimize interference with public use. Paving will be
continuous between loading space and adjacent level surfaces to maximize walkable surface when not in use.
Loading is an infrequent use, the space will be primarily available for public use.

“The Loading Bay” Stage for Arts and Culture group.

,,,,,,,,,

Future Arts and Culture group office to activate Central Mews.

Commercial Lobby centralized on site.

Loading bay stall for Heritage Building, for intermittent use.

Waste and Recycling for Heritage Building.

BALMORAL RD
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RZ/DP Response | Intersections Between Old and New The North Addition

VIEW QUADRA ST

A mediating threshold that highlights heritage components. " 7
The North Addition is articulated as a distinct massing from the First Met Heritage Building, connected delicately by
a secondary bridging volume with glass skylight and glass bridges.

NORTH MEWS

" THE NORTH ADDITION

Preserved openings retrofitted with new side entry doors.

LINE OF SKYLIGHT ABOVE

Preserved exterior brick wall of the heritage church remains exposed at North Addition interior.

Light-steel structure and linear skylight to lightly touch North heritage wall.

Glass bridges between lightwells to daylight basement below.

North Addition massing is volumetrically held off from the First Met Heritage Building to clarify the
distinction between old and new.

{ORNSNIN
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RZ/DP Response | Intersections Between Old and New Window Rehabiliation at North Addition

°

o o

© 000

A mediating threshold that highlights heritage components. DOOR ELEVATION

A series of new contemporary doors retrofited into former window openings will serve as a new portal into the
renovated sanctuary. The door threshold material will contrast against the preserved brick and stone with design
reference to existing heritage motifs. Glass bridges and lightwell will provide ample daylighting down to the North
Addition basement level.

Preserved stone lintel and brick around existing window opening, retrofitted for new sanctuary doors.
Door surround around perimeter of expanded opening.
New interior doors with heritage motif and feature handle.

Glass bridges between lightwells to daylight basement below.

Transparent guards to maximize light through lightwell. HERITAGE STAINED GLASS MOTIF

MA+HG Architects Inc. | Aryze | 2025.09.08 C\%’” 8



RZ/DP Response | Intersections Between Old and New The East Addition

Preserved and salvaged heritage brick and stone at rehabitated areas.

Lowered parapet creates a distinct massing for the new addition and reveals preserved stone turret at existing
Southeast stairwell. @

H

Preserved gable face of former East building.
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The facade intersections between the East Addition and the First Met Heritage Building are articulated with 2 \ o
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RZ/DP Response | Unit Liveability of In-Board Bedrooms Summary

First Met Unit Liveability Presentation

On September 9, 2024, the project team met with City of Victoria Planning
staff to discuss the inclusion of inboard bedrooms in this project. The
presentation slides from that meeting are included as an appendix to this
document. While there have been slight adjustments to the planning, the
principles are still relevant. At the meeting, city staff did not indicate that
inboard bedrooms were unsupported.

We understand the OCP public hearing is scheduled for September

11, 2024 and note that at the time of RZ/DP submission for this project
bedrooms with a window to the outside were not defined as requirement.

MA+HG Architects Inc. | Aryze | 2025.09.08 c\%’/ 10



RZ/DP Response | Appendix

FIRST MET

UNIT LIVEABILITY | 2024-09-09

MV
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RZ/DP Response | Appendix

1. ADDRESSING CONCERNS

a. acoustic quality
b. ventilation

c. access to daylight

2. BENEFITS OF INBOARD BEDROOMS
a. daylight hours

b. adaptable space

C. interior views

3. CITY OF VANCOUVER HOUSING SURVEY

My
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RZ/DP Response | Appendix

TYPICAL INTERIOR
PARTITION WALL

« 1 layer 1/2" or 5/8” gypsum wallbooard
e 4" wood stud framing
« 1 layer 1/2" or 5/8” gypsum wallbooard

= 32 STC

ADDRESSING CONCERNS | acoustic quality

GLAZED PARTITION WALL

« glazed partition wall system
e curtain for privacy and darkening

N = 33—-38 STC

My
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RZ/DP Response | Appendix ADDRESSING CONCERNS | ventilation

fresh, outside air drawn into HRV warm, stale indoor air drawn into HRV

cool, stale air expelled outside warm, clean, fresh air fills home

heat from indoor air transferred to
incoming fresh air stream

HRV SYSTEM FOR VENTILATION + BUILDING PERFORMANCE

My
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RZ/DP Response | Appendix ADDRESSING CONCERNS | access to daylight

L2222

5% DF
I 2% DF
I 1% DF

DAYLIGHT FACTOR :
The ratio of light level inside a structure to the light level outside the structure.

Rooms with at least 2% daylight factor are considered daylit.

SPATIAL DAYLIGHT AUTONOMY (sDA):
Assessment if a space receives sufficient daylight.

THE UNIT ACHIEVES A sDA SCORE OF 60% WHICH IS 9% HIGHER THAN THE LEED MINIMUM.
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RZ/DP Response | Appendix BENEFITS OF INBOARD BEDROOMS | daylight hours
12PM

shared spaces prioritized during
9AM 3PM daylight hours:

kitchen + dining area

living area

private spaces used primarily at
night require less daylight:
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RZ/DP Response | Appendix BENEFITS OF INBOARD BEDROOMS | daylight hours
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e smaller bedroom sizes e on average, larger bedroom dimensions
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RZ/DP Response | Appendix BENEFITS OF INBOARD BEDROOMS | adaptable space

option 1: large living room

optional kitchen island large living room with multiple
options for layouts

D/

A\

SPACIOUs LIWIING

flexible + adaptable room extra wall space for living
arrangement with sliding partition room arrangement

My
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RZ/DP Response | Appendix BENEFITS OF INBOARD BEDROOMS | adaptable space

option 2: home office

dining area can accommodate a divisible spaces to
large family or gathering suit people’s needs
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bedroom can open up to make the large bedrooms allow
living space feel even larger for activities within
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RZ/DP Response | Appendix BENEFITS OF INBOARD BEDROOMS | adaptable space
option 3: dinner party

large open kitchen space for a 12+ person table
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glass wall with equivalent STC rating
+ blackout curtain for privacy closet adapted to fit desk
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RZ/DP Response | Appendix BENEFITS OF INBOARD BEDROOMS | interior views

——— moveable partitions for flexibility +
daylight access for bedrooms
removable kitchen integrated millwork large windows for daylight ability to use large windows because of
g
islands for adaptability access in bedrooms flexible communal living spaces
[ )
[ )
o
[ )
VIEW FROM KITCHEN VIEW FROM BEDROOM VIEW FROM LIVING ROOM
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MA+HG Architects Inc. | Aryze | 2024.09.09 V\E’ 11


info
Text Box
RZ/DP Response | Appendix


RZ/DP Response | Appendix CITY OF VANCOUVER HOUSING SURVEY

59% OF PEOPLE SURVEYED WERE WILLING TO CONSIDER AN INBOARD BEDROOM

HOW PEOPLE WOULD USE A 3RD INBOARD BEDROOM:
65% child’s bedroom

60% office
54% guestroom

41% storage

HOUSEHOLDS WITH CHILDREN:

77% of households with young children (0-4 years) would use an inboard bedroom as that child’s bedroom

79% of households with teenagers would use an inboard bedroom as that child’s bedroom

TOP REASONS PEOPLE WERE UNWILLING TO CONSIDER AN INBOARD BEDROOM
11% fire safety

10% physical and mental health
6% privacy
Extra Notes:

 willingness to consider an inboard bedroom was fairly similar across different levels of income

e people who currently lived in a home with fewer bedrooms or in small homes were the most willing to
consider an inboard bedroom

THE CITY OF VANCOUVER IS CURRENTLY INVESTIGATING CHANGES TO INBOARD
BEDROOMS AS PART OF AN UPDATED FAMILY HOUSING GUIDELINE

MY
MA+HG Architects Inc. | Aryze | 2024.09.09 V\lé’ 12


info
Text Box
RZ/DP Response | Appendix


934 Balmoral / 1701 Quadra
A Proposed Development by Aryze + United Church of Canada
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We acknowledge with respect the
Lok*agon and WSANEC peoples
on whose traditional territory the
property stands and the Songhees
and Xwsepsum (Esquimalt) Nations
whose historical relationships with
the land continue to this day.

Overview

Aryze PhiloSOphy ... 8
Project Team ... 10
Area Context ... 12
Site Context & History ... 14
Policy CoNteXt. .o 16
Project Pillars .......ccceveveeeeeceeeeeeeceeenes 18
Projectata Glance.......oveeceeeeeccene. 24
Design Strategy .o 26
Heritage Conservation .......cccccceveveuneeee. 30
Site Plan . 32
LandSCape ... 34
Materiality ..o 38
Shadow StUAIES ... 40
Mobility Context......cvnnneneneeneireenes 42
Community Engagement.......cccoeueue..e. 46



Aryze Developments + United Church of Canada—934 Balmoral Road / 1701 Quadra St

Application Brief—08 May 2025

RE: 934 Balmoral Rd / 1701 Quadra St DP Submission

Dear Mayor Alto, Council and Staff,

We are thrilled to present this proposal outlining the core content of our application
to rezone and develop the First Metropolitan Lands at 934 Balmoral Road and 1701
Quadra Street.

This marks the beginning of an exciting partnership between Aryze and the United
Church of Canada—an opportunity to reimagine and reinvigorate this historic site in
the North Park neighbourhood. Working in close collaboration with a value-aligned
architecture team and a dedicated heritage consultant, we are deeply committed to
creating a thoughtful, inclusive and inspiring project that honours the legacy of the
First Metropolitan Church while breathing new life into the area.

Enclosed is a summary of the proposed development application, which envisions
the revitalization and enhancement of the existing church building for faith, arts

and cultural uses, paired with a dynamic new six-storey, one hundred and twenty
nine (129) home purpose-built rental community. This new development will offer a
diverse range of housing options—from studios to three-bedroom units—including
unique ground-oriented live-work and loft-style homes. A mix of commercial retail
and office spaces will further animate the Balmoral Road frontage, helping to foster a
vibrant, walkable streetscape.

Designed to meet Step Code 4 standards, the new building will also feature shared
outdoor amenity spaces at both the ground and rooftop levels, as well as publicly
accessible landscaped areas that integrate seamlessly into the improved public
realm. We are incredibly optimistic about the transformative potential of this
project—as a catalyst for community connection, heritage celebration and long-term
urban vibrancy.

Kieran Lynch
Development Manager
Aryze Developments

Aryze Developments + United Church of Canada—934 Balmoral Road / 1701 Quadra St
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Reinvigorating the First Metropolitan Lands as an Arts, Culture & Faith Landmark

21 March 2025 (Victoria, BC) — The Property Development Council of the United Church of Canada and
Aryze have established a partnership that will see the adaptive reuse of the First Metropolitan Church
and redevelopment of surrounding lands to deliver a new signature facility for faith, arts, and culture
groups, alongside a new mixed-use purpose-built rental building. This transformative urban renewal
initiative marks a major investment in Victoria’s Downtown Core that will stimulate economic growth,
support local jobs and strengthen Victoria’s position as a leader in the arts & culture sector.

As proposed, the historic 1913 sanctuary will be re-envisioned and upgraded to offer rehearsal,
performance, worship and gathering spaces, ensuring the valued heritage building continues to serve
the community as it has for more than 100 years. Adjacent to the church at 934 Balmoral Road, plans
include a mixed-use, purpose-built rental building that will deliver 128 homes blended between market-
rate and affordable homes, alongside thoughtfully integrated commercial and community spaces.

Envisioned to spur the creation of a wider arts district in the North Park neighbourhood, this proposal OF THE UNITED CHURCH
builds upon the success of The Baumann Centre across the street which hosts chamber performances, OF CANADA

opera rehearsals and artist training programs. While still in the early stages of engagement, the new
worship, arts and culture facility at the First Metropolitan lands is intended to support a broad range
of users including both professional and amateur arts collectives, faith-based organizations and
community groups. Additionally, we are actively in discussions with a significant performing arts
organization to anchor the development for long-term tenure.

The project team includes MA+HG Architects, who led the award-winning conservation and adaptive
re-use of Vancouver’s historic Hollywood Theatre, one of the last surviving neighbourhood cinemas.

To maintain the heritage preservation of the church, Donald Luxton & Associates will provide expert
guidance to the project team, ensuring alignment with best conservation practices and methodologies.
Carey Newman—Hayalthkingeme—a multi-disciplinary Kwakwaka'wakw and Coast Salish artist—will
work with emerging Coast Salish artists to design and integrate First Nations artistry into the interior of
the sanctuary to both connect the space with Lekwungen histories and optimize the acoustics.

We look forward to further engagement with the North Park community, alongside local arts, culture and
faith-based organizations to realize the full potential of this ambitious and transformative proposal. Visit
aryze.ca/934Balmoral for the most up-to-date information on the development.

Sincerely,

D et
Chris Quigley Don Evans
Director of Development Property Development Council of
Aryze Developments the United Church of Canada

Application Brief—08 May 2025 Application Brief—08 May 2025
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ARYZE
PHILOSOPHY

We foster a strong vision for what a city can
be—and act on it. Driven by data, expertise
and alignment in our shared values, we achieve
what we do through collaboration, teamwork
and partnerships.

Application Brief—08 May 2025
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Certified

®

Corporation

A

DIVERSITY

A healthy city needs quality housing
options across the spectrum, including
varying forms of tenure. We build a
range of home types, in order to allow
new households to form, young families
to grow and downsizers to stay in their
community.

9
ENGAGEMENT

Community discussions are a valued
benefit to our process. Members of the
community are an excellent repository of
the aspirations, needs and challenges of
the neighbourhoods we work within and
engagement is critical to the success of
our projects.
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As a Certified B Corp, Aryze meets
rigorous standards for creating positive
impact—through how we govern, support
our team, engage with communities and
care for the environment. In short, we
balance purpose and profit.

We're city-building for the better.

<

DESIGN

We are a close, cohesive team that
will always strive to make a personal
and significant impact on our built
environment. Creative architecture
and intelligent design add value to the
urban fabric that makes our city more
interesting, diverse and fun.

ANALYTICS

Building something just for the sake of
building isn’t good enough. Proprietary
data sets inform our decisions, and help
us understand how people in urban
areas interact with the built environment.
Every Aryze home is created with its
neighbourhood in mind.



Aryze Developments + United Church of Canada—934 Balmoral Road / 1701 Quadra St 10 Aryze Developments + United Church of Canada—934 Balmoral Road / 1701 Quadra St 1
Pearl Block, Victoria BC Stephens, Vancouver BC Steveston Nikkei Internment Memorial, Richmond BC Flack Block, Vancouver BC
ARYZE DEVELOPMENTS MA+HG ARCHITECTS HAPA COLLABORATIVE DONALD LUXTON & ASSOCIATES

At Aryze, we foster a strong vision for
what a city can be—and act on it. Driven
by data, expertise and alignment in
our shared values, we achieve what we
do through collaboration, teamwork
and partnerships. As a dedicated
local team of home builders, urban
planners and urbanists—all deeply
committed to increasing the quality
of homes throughout Victoria—we
use forward-thinking design to build
thoughtful homes that enrich the
existing community while providing
more housing choice in established
neighbourhoods with room to grow.

aryze.ca 7
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MA+HG Architects believe living smarter is
better than living bigger. The Vancouver firm
is known for bold, artful spaces that blend
whimsy with function, creating multifamily
homes that support affordability, sustainability
and shared living. Their imaginative approach
earned them the Architectural Institute of
British Columbia’s emerging firm award in
2016. MA+HG designs poetic, client-focused
architecture using humble materials in
inventive ways. From micro co-housing to
custom multi-family residences, the studio
offers thoughtful, creative solutions that
respond to today’s housing and environmental
challenges with purpose and clarity.

mahg.ca ~

Hapa Collaborative is a landscape
architecture and urban design practice
committed to creating connected, livable
communities. As a contemporary voice in
the field, Hapa offers a fresh alternative

to traditional firms. Its studio of fifteen
designers brings together diverse
backgrounds, skills and specializations in a
daily, collaborative process that shapes both
design thinking and built work. The team
creates inclusive, flexible and transformative
environments that invite everyday life to
thrive. For Hapa, success is measured by
how well-loved a space becomes once it is
shaped by the people who use it.

hapacobo.com ~
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Donald Luxton & Associates is a leading
firm in the conservation of heritage
resources, offering expertise from
feasibility to project completion. The

firm has delivered successful, complex
conservation projects across commercial,
institutional and residential sectors. Their
services include research, feasibility
studies, historical assessments, municipal
negotiation and construction oversight.
Grounded in deep research and analysis,
the firm takes a flexible, creative approach
to revitalization, with each team member
bringing specialized knowledge in current
conservation practices.

luxtonheritage.com 7


https://mahg.ca/
https://aryze.ca/
https://hapacobo.com/
https://luxtonheritage.com/
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AREA CONTEXT

"O

Q Subject Site

1. Crystal Pool & Fitness Centre
2. Save-On-Foods Memorial Centre
3. Victoria Public Market

4. Royal Athletic Park

5. Parsonage Café

6. Rudi

7. Tacofino

8.  Wildfire Bakery

9. Save-On-Foods

10. Superbaba

1. Habit Coffee

12. Zambri’s
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Located at the intersection of Quadra
Street and Balmoral Road, the subject
site sits at the heart of Victoria’s North
Park neighbourhood—an urban district
characterized by its eclectic mix of uses,
community institutions and evolving
cultural vibrancy. Just north of downtown
Victoria, North Park has emerged as a
strategic growth area, identified in the
North Park Neighbourhood Plan (2022)
and Official Community Plan (OCP)

as a priority location for mixed-use
development, cultural programming and
inclusive housing.

Aryze Developments + United Church of Canada—934 Balmoral Road / 1701 Quadra St

QUADRA CULTURAL CORRIDOR

Metro Studio

Alix Goolden Hall/Victoria
Conservatory of Music

North Park is home to a number of

key arts and cultural institutions that
elevate its role as a civic cultural hub.
The Baumann Centre, home to Pacific
Opera Victoria, and the adjacent
Victoria Conservatory of Music, provide
music education, performance and
community programming that draw
visitors, students and artists into the area
daily. Together, with other local creative
spaces, these venues reinforce Quadra
Street’s identity as a vibrant arts and
cultural corridor.

The area is distinguished by its diverse
land use pattern, including a mix of
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Intrepid Theatre

St. John the Divine
(choral, organ,
chamber music)

low-rise, mid-rise and tall residential
buildings, neighbourhood-scale retail,
institutional anchors and recreational
amenities. Along Quadra Street, a
major arterial route, a variety of small
businesses, cafés, restaurants and social
services contribute to the day-to-day
vitality of the area. This fine-grained
commercial environment supports local
entrepreneurship and fosters an active,
walkable streetscape.

The neighbourhood’s mobility
infrastructure further supports its
growth: the site is well-connected via
public transit, protected cycling routes

13

First Metropolitan Church

Baumann Centre
(Pacific Opera)

@N

and pedestrian pathways. The area’s
high Walk, Bike and Transit Scores
confirm suitability for car-lite living and
sustainable development.

Altogether, North Park offers a unique
convergence of culture, commerce
and community. It is a neighbourhood
in transition, where thoughtful
development can reinforce its identity
as a lively, creative and inclusive urban
village.
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SITE CONTEXT & HISTORY
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The subject site at 934 Balmoral
Road/1701 Quadra Street is home to
First Metropolitan United Church, a
site of deep cultural and historical
significance. Situated on the traditional
territory of the Lakwanan peoples,
including the Songhees, Esquimalt and
WSANEC Nations, the land is rooted in
longstanding Indigenous relationships
that continue to this day.

Constructed in 1915, the church stands
as a prominent example of Edwardian
Gothic Revival architecture, designed
by notable architect John C.M. Keith.
Featuring cusped arches, stained
glass windows and a crenellated
belltower, the building’s architectural
expression reflects the optimism of a
rapidly growing Victoria and the social
and economic shifts in the North Park
neighbourhood in the pre-WW! era. Its
brick and stone facade, large scale and
historic detailing contribute to the area’s
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architectural landscape and complement
other nearby religious landmarks.

Beyond the original church structure of
1915, two additional buildings were added
to the site in later years in response to
the evolving needs of the church and its
congregation. The first, the Fellowship
Hall, was completed in 1955 and provided
alarge independent gathering space. In
1964, the Christian Education Wing was
also constructed, serving as a physical
connection between the Fellowship Hall
and the original church building, and
provided a collection of administrative
and meeting spaces to augment the
existing facilities.

The church has a storied institutional
history. Originally home to Victoria’s First
Presbyterian congregation, founded

in 1861, the site became First United
Church in 1925 following the national
unification of Methodist, Presbyterian

15

and Congregational churches. A further
merger in 1997 created First Metropolitan
United Church, which remained active
until its disbandment in 2023. For
decades, the building supported worship,
community programming, music events
and social outreach.

Since the congregation’s closure, the
church has become underutilized.
Portions of the building remain vacant,
while others are used only intermittently.
Aging infrastructure and outdated
facilities now limit its functionality,
accessibility and safety. This presents

a compelling opportunity for adaptive
reuse—to preserve the building’s
historical and architectural value while
repositioning it as a multi-use community
hub. Through thoughtful integration

of residential, cultural and commercial
programming, the site can be revitalized
to meet evolving community needs and
support broader urban renewal goals.
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POLICY CONTEXT
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Height Density

' Subject Site
Housing Opportunity

Urban Industrial
Core Residential
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® Large Urban Village
Small Urban Village
Urban Residential
Traditional Residential
Public Facilities

Information taken from the City of Victoria’s Official Community Plan

Existing Zone
(C-1 - Limited Commercial District)

12m (3 - 4 Storeys) 14

OCP (Current)
Housing Opportunity

3 - 6 Storeys 2.5%

OCP (New - Draft)
Downtown Core (outer shoulders)

TBC TBC

Proposed

© Storeys 2.24

*Secured rental projects with additional public benefit

The subject site is currently governed by
two zoning designations: the C-1Zone
(Limited Commercial District), which
permits a mix of residential uses with
ground-level commercial, and the R-2
Zone (Two Family Dwelling District),
which allows for two-family residential
dwellings.

The North Park Neighbourhood Plan
(2022) identifies the Quadra Corridor
as a key growth area and a focal point
for revitalization. The plan envisions
this corridor as a vibrant cultural and
commercial hub, integrating arts,
culture, diverse housing options

and neighbourhood-scale retail, all
supported by improved transit service
and pedestrian-oriented infrastructure.
It emphasizes the creation of inclusive
and animated public spaces that
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serve multiple community functions.
Importantly, it also supports smaller-
scale commercial formats to
accommodate local entrepreneurs and
emerging businesses, reinforcing the
corridor’s eclectic and community-
oriented character.

In alignment with this vision, the current
Official Community Plan (OCP) promotes
enhanced mobility, walkability and the
development of the Quadra Corridor as
a space for people, arts and village-style
living. The OCP supports mid-rise, multi-
unit buildings up to six storeys, with the
opportunity to exceed the base 2:1 Floor
Space Ratio (FSR) where substantial
public benefits—such as improved
public spaces, cultural contributions

or economic enhancements—are
delivered.

The emerging 2025 OCP builds on these
directions, designating Quadra Street as
a frequent transit corridor and placing
the site within the shoulders of the
expanding downtown core. This evolving
policy framework supports increased
density, urban vibrancy and sustainable
infill development.

The proposed rezoning and
development aligns well with these
planning objectives. Through a blend of
adaptive heritage reuse and purpose-
built rental housing, the project supports
a diverse, inclusive and resilient
neighbourhood, contributing positively
to North Park’s cultural, social and
economic fabric.
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PROJEGT
PILLARS

As cities grow and demographics shift, one of the most pressing urban
challenges is determining where new housing and urban amenities

should be located. A well-accepted principle of sustainable urban planning
is that homes and amenities should be situated near existing services,
amenities and transit infrastructure. This approach supports efficient use
of land, reduces reliance on cars and mitigates the environmental impacts
of greenfield development. In Victoria, this principle is reinforced through a
range of municipal strategies aimed at promoting housing choice, climate
leadership and vibrant, livable neighbourhoods.

Guided by these insights—and shaped through early engagement with local
stakeholders—this proposal is grounded in four key pillars: to serve as a
community beacon for worship, arts and culture; to restore and renovate a
heritage asset; and to create pedestrian connections and new urban spaces;
to provide thoughtfully designed rental housing.

Community Beacon for Worship, Arts and Culture —
Restore and Renovate a Heritage Asset —

Pedestrian Connections and New Urban Spaces —
Thoughtful Design Approach —

Application Brief—08 May 2025
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Community Beacon for Worship, Arts and Culture

The adaptive reuse of First Metropolitan
Church offers a rare opportunity to
preserve an architectural landmark while
breathing new life into its purpose. The
project will honour the building’s historic
and cultural significance by retaining
and enhancing its defining architectural
elements, ensuring they remain visible
and appreciated in a renewed context.

Reimagined as an inclusive, multi-
functional community hub, the
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revitalized church willaccommodate a
wide range of uses—supporting artistic
performances, exhibitions, educational
programs and social gatherings. These
new functions will foster a sense of
ownership and engagement among
residents and visitors alike.

In addition to its cultural benefits, the
project is poised to deliver economic
and environmental value. By drawing
new foot traffic and audiences, it will

bolster local businesses and stimulate
commercial activity. Environmentally, the
reuse of the existing structure avoids the
emissions associated with full demolition
and preserves its embodied energy.
Spiritually, the building will continue to
serve as a faith-based space, reimagined
to support interfaith dialogue and broad
community inclusion.
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Restore and Renovate a Heritage Asset

The church’s transformation is rooted in a
deep respect for its heritage. Thoughtful
interventions—such as structural
reinforcements, upgraded building
systems and improved accessibility—
will ensure the building remains safe,
functional and inclusive. The architectural
integrity of the church will be preserved
through the use of sympathetic materials
and conservation-focused techniques,
while interior spaces will be adapted for
flexible community use.
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The retained sanctuary will continue

to serve as the spiritual heart of the
building, while new multi-purpose rooms
and meeting areas will support broader
programming. Modern amenities, such
as accessible restrooms and kitchen
facilities, will be seamlessly integrated,
revitalizing the site as a relevant and fully
functional community resource.

20
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Pedestrian Connections and New Urban Spaces

The proposed redevelopment enhances
connectivity within and around the site
by introducing new public mews, urban
alleyways and expanded pedestrian
spaces. These design features reflect
the character of Victoria’s walkable
urban core and contribute to daily site
activation.

Along Balmoral Road, new ground-

level commercial units and live-work
residences will bring additional services
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and animation to the public realm.
Streetscape improvements—including
wider sidewalks, enhanced landscaping
and street trees—will elevate the
quality of the pedestrian experience.
Between the heritage church and the
new residential building, a central plaza
will provide programmable open space,
accommodating cultural events, public
gatherings and everyday leisure.

21
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Thoughtful Design Approach

The proposal reflects a site-specific
design strategy that carefully considers
its heritage context, surrounding
neighbourhood and urban function. The
redevelopment of First Metropolitan
United Church will retain key
architectural features, including gabled
dormers and original stair sections,
while removing deteriorated additions.
A new single-storey extension, designed
with transparency and coloured glass
elements that echo the church’s
stained-glass motifs, will provide added
functionality and spatial connection.

The proposed six-storey residential
building adopts a contemporary form
inspired by the adjacent heritage
structure. Generous balconies, playful
glass treatments and a concrete plinth
articulate the building’s facade and
enhance its relationship with the street.
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A central, south-facing courtyard—
framed by live-work residences—offers
a welcoming arrival point and brings
light and permeability into the site.
Landscaping and sidewalk treatments
will integrate the building into the
broader streetscape, encouraging
engagement with the public realm.

Internally, the residences prioritize
flexibility and livability. Open-concept
layouts, ample daylighting and adaptable
spaces allow residents to personalize
their homes. Balconies and rooftop
terraces extend living areas outdoors,
while planting on multiple levels softens
the building’s form and strengthens its
connection to nature.

Outside, the site is designed to support
community interaction and seamless
pedestrian circulation. A new central
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entry off Balmoral Road creates a
mews-like connection to Quadra Street,
encouraging movement through the

site and offering visual and physical
permeability. Public plazas and gathering
areas will support cultural programming
and community events, reinforcing

the project’s role as both a residential
enclave and civic landmark.

Altogether, the proposal thoughtfully
balances heritage preservation,
residential needs and community
enrichment—positioning the First
Metropolitan lands as a vibrant and
inclusive destination in the heart of
North Park.
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PROJECT AT A GLANGE

Church Redevelopment

Height of Addition

New Structure

1Storey

Heritage Building
Floor Area

13,218 sf

Addition Floor Area

o,171 sf

Total Floor Area

18,389 sf
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North Setback (Rear)
Face of Addition to PL

565m

West Setback (Side)
Addition Fronting Quadra

2.95m

Proposed Residential Building

Height

6 Storeys

Floor Area

38,7134 sf

Residential Floor Area

85,837 sf

North Setback (Rear)

To face of residential building

530m

South Setback (Front)

Fronting on Balmoral Rd

4.22m

East Setback (Side)

6.70m

Number of Homes

129 Homes

Residential Tenure

Rental

Live-Work + Ground
Oriented Lofts

7+12 Homes

Studios

40 Homes

One Bedroom

38 Homes

Two Bedroom

24 Homes

Three Bedroom

8 Homes

Aryze Developments + United Church of Canada—934 Balmoral Road / 1701 Quadra St

+

Total Development Summary

Site Area

47,790 sf

Total Floor Area

107,033 sf

FSR

2.24

Site Coverage

66%
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Car Parking Stalls
100% EV Ready

o4

Short-term Bike Stalls

35

Long-term Bike Stalls

161

@\
Unique Features

o Campus-like community oriented
development: Combining living and
retail experiences with a community
hub for arts, culture and faith based
practices.

» Choice of housing: Two distinct
unit planning schemes have been
developed for each suite type, allowing
choice and flexibility for tenants. Each
scheme configures the contents of
the home in a different way, to cater to
different lifestyles and priorities.

« High quality outdoor amenity space:
Private outdoor spaces at the ground
level and roof level, unique balcony
configurations for each suite type,
coupled with public pedestrian
connections through a landscaped site.

» High performance and sustainable
building design, targeting BC Step
Code 4 energy efficiency standards

« Adaptive reuse of the historic First
Metropolitan Church to enhance its
existing program and reimagine the
role of contemporary church spaces.
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DESIGN STRATEGY

ADAPTIVE REUSE

The design approach to the adaptive
reuse centres on preserving the
architectural integrity of the heritage
church while reimagining it as a

vibrant and accessible community

hub. A contemporary north addition is
introduced as a clear yet complementary
intervention that enhances the site’s
functionality without compromising its
historical character.
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Guided by the principle of
distinctiveness, the addition maintains a
deliberate separation from the existing
structure in accordance with Parks
Canada’s Standards and Guidelines for
the Conservation of Historic Places. Its
transparent, timeless form contrasts with
the original architecture while respecting
its scale, materiality and rhythm.

26

Aryze Developments + United Church of Canada—934 Balmoral Road / 1701 Quadra St

Junctions between the original
building and new addition are carefully
articulated to maintain their autonomy
from both architectural and structural
perspectives. Vertical elementsin

the addition echo the cadence of the
church’s elevations, while references
to stained glass colours and patterns
establish a subtle visual continuity.
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The addition provides a universally
accessible entry and integrates

modern amenities to support evolving
community uses. Contemporary signage
and public-facing elements reinforce
the site’s identity as a renewed cultural
landmark.
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MULTI-PURPOSE RESIDENTIAL

The design strategy for the new
residential building is rooted in creating
an inclusive and adaptable community
while sensitively integrating into its
historical context. Central to this
approach is a deliberate mix of housing
types—including studios, live/work units,
lofts and family-oriented two- and three-
bedroom homes—intended to support
diverse household needs and foster
long-term social sustainability.

At the core of the building, a ground-
level courtyard acts as a social and
spatial mediator. This semi-private open
space encourages resident interaction
while softening the transition between
the busy public realm and private
dwellings. It is framed by live/work units
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that activate the edge and contribute to
street-level vibrancy.

The building’s massing is carefully
modulated through a front-facing
courtyard and step-backs to reduce its
presence along the street. A transparent
ground-level frontage with retail and
commercial units is employed to animate
the sidewalk and enhance engagement
with the broader neighbourhood.

Materially, the architecture is
intentionally restrained, using a
minimal panel fagade to create a quiet
backdrop that highlights the textures
and historical character of the adjacent
heritage church. The building’s planted
plinth not only buffers residents from
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street activity but also improves the
public realm with a softened green
edge and covered pedestrian walkways.
Openings in the plinth introduce
daylight and visual permeability at
grade.

A commitment to outdoor access
underpins the residential experience.
All units feature balconies or Juliet
balconies, ensuring a direct connection
to open air. These balconies vary in size
and placement, creating a dynamic
fagade. Their colour palette draws from
the stained glass of the neighbouring
church, visually linking the new
development with its heritage context
and establishing a cohesive, site-specific
identity.
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HERITAGE CONSERVATION

The First Metropolitan United Church,
located at Quadra Street and Balmoral
Road, is a significant and highly
identifiable landmark in Victoria’s North
Park neighbourhood. The Gothic Revival
style church is an exceptional example
of places of worship constructed in the
city during the Edwardian period. Both
the Sunday School Hall and Church were
designed by John C.M. Keith, an architect
who specialized in religious buildings
and was responsible for at least ten
churches in Victoria.

Victoria’s First Presbyterian
congregation erected its first church at
the corner of Blanshard and Pandora
Streets in 1862, where members
worshipped until the Sunday School

Hall was built at the new site at Quadra
Street and Balmoral Road in 1913. Church
services were held in the Sunday School
Hall until the church’s construction was
completed in 1915. As the congregation
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of the First Presbyterian Church (later
First United Church in 1925 and then
First Metropolitan United Church in
1997) evolved, so too did the needs

of the church. This is reflected in the
construction of the Fellowship Hall in
1955 and the Christian Education Wing in
1963. The congregation’s presence at the
northeast corner of Quadra Street and
Balmoral Road ended in November 2023.

Donald Luxton & Associates prepared
a Statement of Significance and a
Heritage Conservation Plan for First
Metropolitan United Church, providing
a comprehensive set of guidelines

for the preservation, restoration

and rehabilitation of the heritage
building. This conservation strategy
was thoughtfully developed following
extensive study of the church and its
history, in collaboration with the entire
project team. The primary intent of
the plan is to preserve the existing
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church, along with the wall dormers
and southeast staircase sections of

the Sunday School Hall, in place while
undertaking the rehabilitation and
renovation of the site. This includes
construction of a new, modern two-
storey addition connected to the north
elevation of the church, as well as a
new east addition that will connect the
existing south turret and stair to the new
stair directly to the north. Directly east
of the heritage building is the proposed
freestanding residential building. The
conservation strategies recommended
by Donald Luxton & Associates are
based on Parks Canada’s Standards
and Guidelines for the Conservation of
Historic Places in Canada.
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SITE PLAN

The First Metropolitan
United Church

As a prominent landmark, the existing
First Metropolitan United Church is

the primary organizing element of the
overall site plan, its presence serving
both a cultural and functional role. The
building is adapted to support future
arts and cultural programming, with
the sanctuary space retained as a large,
flexible gathering area. Functional
upgrades include the repair of entry
doors and the main exterior stair, and the
addition of new vestibules on the north
and south sides to manage circulation
and support accessibility. The restoration
of stained glass windows, turrets and
key structural elements will preserve
the building’s lifespan and performance
while new programmatic elements are
introduced throughout the building to
accommodate event-based functions.
These interventions collectively ensure
that the church can support a variety of
uses while anchoring the site spatially
and programmatically.

(2]
The North Addition

The North Addition is positioned

to provide the primary public and
accessible entry point into the church.
Located at grade along the north edge of
the site, it functions as a key connector
between the exterior public realm

and the church’s interior. The addition

Application Brief—08 May 2025

1S BIPEND

includes a community gathering area,
a stage for performances, a shared-use
kitchen and accessible washrooms—
all supporting the flexible use of the
sanctuary as a cultural venue. A bridged
entry over the existing lightwell links
the new entry with the church’s interior
while preserving the original structure.
The North Addition plays a vital role

in organizing public movement,
meeting accessibility requirements and
centralizing event support functions
adjacent to the sanctuary.
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Balmoral Rd

(3
The East Addition

The East Addition is located at the

rear of the church and supports both
operational needs for the church and
the broader development while serving
as a secondary face and entry point to
the building. At grade, it serves a dual
function: first, as a discreet loading bay
for the arts and culture space, facilitating
deliveries and technical support; and
second, as a stage that opens directly

Aryze Developments + United Church of Canada—934 Balmoral Road / 1701 Quadra St

onto the central mews and adjacent
street, enabling outdoor performances
and cultural events. This dual-use design
allows for maximum flexibility while
maintaining a compact footprint. On

the second level, the addition includes a
lounge space that complements cultural
programming and provides additional
gathering or event overflow capacity. A
new northeast stair enhances circulation
while the preserved southeast stair
along Balmoral maintains a functional
connection to the original interior layout.
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Courtyard Residences

The Courtyard Residences are
positioned around a south-facing,
landscaped courtyard that serves

as both the main entry sequence for

the building and a key outdoor social
space for residents. Live-work loft units
will animate the courtyard space with
residential and commercial activity, while
the organization of the building lobby
and supporting pedestrian connections
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will further promote casual engagement
between residents and visitors. The
primary residential building entry is
carefully internalized at the rear of

the courtyard, enhancing privacy and
creating a quieter, more community-
oriented atmosphere for residents.
Along the south face of the building,
fronting onto Balmoral, commercial retail
and office spaces sit adjacent to the live-
work residences, further contributing to
an animated building frontage and an
active mixed-use environment.
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LANDSCAPE

Guided by the creative vision of Hapa
Collaborative, the landscape design
strategy carefully marries the various
uses and building forms that inhabit the
site, with the common goal of driving
activation and public enjoyment. The
design strategy strives to integrate the
ground plane, where an improved public
realm will seamlessly connect to new
onsite greenspaces and pedestrian
connections. At the upper floors, an
extended concrete plinth at level 2

serves as a platform for further plantings,
allowing further greenery to soften the
architectural expression and create a
harmony with the ground floor. The same
opportunity is leveraged at the roof

level, where the further integration of
planting and greenspace weave together
natural elements with human-centred
structures.

Along with plant life, the landscaping
program includes features such as
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seating, tables, outdoor cooking
infrastructure and privacy screens to
promote comfort and usability. Emphasis
is placed on selecting plants that

reflect the character of the surrounding
neighbourhood, add sensory richness
through shape, colour and scent and
support local pollinators. The following
design fundamentals guided the design
of these carefully considered spaces.

DESIGN FUNDAMENTALS
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‘Rewilding’ Framework

Planting is incorporated wherever
possible, popping up in domestic-
scale pots, trailing down from second
floor planters, and flowing across the
ground plane in large green swaths.
The many scales of planting allow
for green space to seep through the
site and connect with pedestrians,
performers, concertgoers and
residents at every moment as they
move across the landscape.
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Opportunities to
Meander

At the ground plane, planted areas curve
across the landscape to carve out desired
lines and create areas to sit or stroll. A
native species-focused planting palette
invites pedestrians and pollinators to
meander through on their way to see

a concert, go to work, return home or
simply pass through. 40 new trees are
planned to be planted, exceeding the
minimum requirement of 22 for the site.
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Celebrating Feature Trees

A feature Garry Oak in the central mews and

a Saucer Magnolia in the courtyard create a
sense of place and facilitate dynamic seasonal
experiences. The Garry Oak is a nod to the
Sawtooth Oak that will be removed to create
space for the church addition. The Garry Oak
is the signature species of the ecologically
and culturally significant Garry Oak ecosystem
found in Victoria. The newly planted tree will
help maintain site character and rich wildlife
habitat associated with oak trees.

Connection to History

Throughout the site, paving size aligns
with dimensions of conventional bricks,
echoing the shapes on the church
facade. Reclaimed brick from the church
itself will be used as feature paving to
highlight the entrance near the box
office on the northwestern side of the
building. This brick will also be used to
create a feature wall around the Garry
Oak in the central mews, bringing
together the social and ecological
history of the site.
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LANDSCAPE PLANS

Ground Level

PUBDICTINORTHMEWS

The ground level of the site blends private and public spaces
to strengthen the public realm. Common and commercial
areas encourage neighbourly interaction, while generous
plantings of trees and pollinator-friendly perennials enhance
the overall experience of the space.
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PUBLIC
CENTRAL
MEWS
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RESIDENTIAL NORTH MEWS

RESIDENTIAL
COURTYARD
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Rooftop

The shared rooftop terrace offers residents spaces for
gathering, dining and relaxing, with ample seating, an outdoor
kitchen and lush greenery throughout.

Level 2

Private patios on level two feature integrated plantings designed
for the enjoyment and comfort of residents. Void spaces are
incorporated throughout the plinth, bringing visual interest and
allowing natural light and rainfall to pass through supporting
plant life at the ground plane.
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MATERIALITY

Materials

Coloured Glass Metal Wall Panel -
- Pink, Green, White
Purple, Yellow

Architectural Existing Stained
Concrete Glass

The church’s existing red brick masonry
facade, accented by sandstone trim
and prominent stained glass windows,
informs the material and colour palette
of the new additions. A contemporary
entrance on the north side introduces
clear and coloured glazing that echoes
the church’s stained glass, providing a
welcoming and accessible entry. On the
east addition, a robust concrete fagade
is softened with climbing landscaping
supported by a metal mesh screen.
Scattered coloured windows reference
the form and hues of the original stained
glass, tying new to old.
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Square Metal Curtain Wall
Mesh and Frame - Frame - Brushed
Yellow Aluminum

Existing
Sandstone

Existing Brick

To the east, the new residential building
maintains a respectful independence

while responding to the heritage context.

Organized around a south-facing central
courtyard, its ground level features a
yellow metal mesh gate along Balmoral
Road, creating a secure yet porous
edge for live/work units and offering
interaction with adjacent commercial
space. The simple ground-floor glazing
and fagade treatment provide a quiet
backdrop to the church’s detailed
masonty.
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5

Vinyl Window
Frame - Black

®

Tensile Wire Mesh

A planted concrete plinth defines the
second level, extending outward to
create a visual break in the massing,
offering sheltered pedestrian space
below and generous patios above. Above
the plinth, the residential volume is clad
in clean white metal panels, punctuated
by black vinyl windows and doors.
Balconies vary in size and number per
elevation to suit individual unit needs
and are enclosed in coloured glass,
mirroring the stained glass tones of the
historic church.
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Building Elevation North

Building Elevation East

Application Brief—08 May 2025

0 0 00

Building Elevation West
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SHADOW STUDIE

Equinox (Spring/Fall)

10:00am

12:00pm

2:00pm
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Summer Solstice

10:00am

12:00pm

2:00pm

4

Existing shadows

[ : ] Extent of new shadows
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MOBILITY GONTEXT

The site is situated at the corner of Quadra Street, a two-way north—-south
street classified by the City of Victoria as an arterial road, and Balmoral Road,
an east-west secondary collector road. From the property’s doorstep, there are
diverse walking options, bus and cycling routes—including a section of a AAA
protected bike path and a shared-use cycling corridor only 200 metres away.

Application Brief—08 May 2025
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Transit Network

The site is well served by public transit,
with bus stops on the same block of
Quadra Street and further regional
transit connections to most points

in the Capital Regional District being
accessible within an 800m (10 minute)
walking distance of the development.

Nearby roadways surrounding the site
offer 17 transit services in a north-south
direction from Quadra Street, Cook
Street and Douglas Street, all within
550m of the property. In an east-west
direction, 19 bus routes currently operate
across the nearby road network on
Pandora Avenue, Johnson Street and
Yates Street, all within 500m of the

property.

According to Walk Score, the
development has a transit score of
90/100, designating the site as a “Rider’s
Paradise.” Walk Score is a publicly
available online index that measures
how walkable a specific address is by
assigning it a score from O to 100 based
on nearby amenities and services. It also
evaluates and provides a score for transit
service and bikeability.
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Cycling and Pedestrian Networks

The site is well connected to a series

of prominent cycle networks, including
Vancouver Street, a major north-south
cycling route recently upgraded into

an All Ages and Abilities (AAA) network
facility, situated 200m west of the
property. East-west cycling connections
are served by Pandora Avenue, another
AAA cycling route only 150m south

of the property. Both cycling routes
provide safe connections to the wider
regional cycling network, including but
not limited to the E&N Rail Trail, the
Galloping Goose Trail, and the Lochside
Trail.

When assessed through Walk Score,
the site’s Bike Score is 100/100, which
gives the development location the
designation of “Biker’s Paradise.”

The location boasts excellent walkability,
with a Walk Score of 98/100, categorized
as a “Walker’s Paradise.” Everyday
amenities and popular destinations are
easily accessible, including downtown
Victoria, situated just two blocks to the
southwest, and Crystal Pool & Fitness
Centre, located approximately 400
meters to the north.
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Carshare

Over the last decade or so, car sharing
has become increasingly popular in
British Columbia. In Greater Victoria,
Modo stands out as a major provider,
offering members access to vehicles on
around-trip basis. This service provides
a flexible transportation option, allowing
users the benefits of driving without the
responsibilities of vehicle ownership.
Several car share services already
operate near the proposed site, including
multiple Modo vehicle stations within a
500m radius of the site.

Access to shared vehicles offers
residents a way to reach destinations
beyond their immediate vicinity,
transport bulky items and enjoy
recreational activities outside Greater
Victoria, all without owning a personal
vehicle. Research indicates that car
sharing can contribute to a decrease
in private vehicle ownership and
disincentivize car ownership through its
pay-as-you-go structure.
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“Walker’s Paradise”

Walk Score

08

“Biker’s Paradise”

Bike Score

97

“Rider’s Paradise”

Transit Score

92
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Transport Demand Management

The proposed development offers a wide range of Transportation Demand

Management (TDM) measures summarized below. For more detail, please refer to

the Transportation Consultants Report included within this submission.

Modo Membership

Modo co-op membership and driving
credits for each of the 129 residential
units.

ol

Cargo Bicycle Spaces

Provision for 13 long-term cargo bicycle

parking spaces.
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G0
Car Share Vehicle

Purchase of a new Modo car share
vehicle to serve tenants and the wider
community.

P

Resident Parking Management

Strategic leasing to align parking
allocations to larger homes and pre-
screening of prospective tenants to
determine parking needs.

©fel>

Enhanced Bike Storage Facilities

Options for short- and long-term
bike storage with e-bike charging
infrastructure.

Transportation Options Information Package

Site-specific information pack for
residents to keep them informed of
active transportation options.

Aryze Developments + United Church of Canada—934 Balmoral Road / 1701 Quadra St

' Subject Site
Subject Area

@® BusStop
Car Share
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AAA protected lanes/multi use pathways
Painted bike lane

AAA shared-use street

Shared bus & bike lane

Parks
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GCOMMUNITY ENGAGEMENT

We are committed to being good
neighbours and having honest, open
dialogues within the communities where
we do our work. We are available to
discuss project details with stakeholders
through a variety of channels to build
trust and a shared vision for the project,
all while maintaining respectful and
open conversations. Our goal is to invite
people to share their ideas, hopes and
aspirations for the community and

for them to ultimately see their values
reflected in the end project.

On April 23rd, we held an in-person
CALUC meeting with the neighbourhood
association and broader community. We
presented an overview of the proposal,
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similar to what is within this application,
and we answered questions from the
public.

Our publicly accessible website page,
available at aryze.ca/934-balmoral,
contains information about this
proposal, and will be updated as updates
are made. The website provides an
opportunity for community members to
register for an online mailing list if they
wish to stay informed throughout various
stages of the approval process.

Taken together, the restoration and
renovation of the First Metropolitan
Church combined with a new mixed-
use residential building represent a key
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piece of urban renewal in Victoria. This
proposal will attract new users to these
lands for a variety of purposes and builds
on the City’s vision to create a Quadra
Cultural Corridor. Our engagement
efforts will continue throughout the
development process. We're committed
to maintaining conversations through
one-on-one meetings, targeted outreach
and ongoing input from City staff and the
Advisory Design Panel. We look forward
to sharing this vision with the broader
public as we continue planning how this
key part of the city can honour its past
while shaping a new future for the church
and its surrounding lands.

Aryze Developments + United Church of Canada—934 Balmoral Road / 1701 Quadra St

DEVELOPMENT PROCESS

Timeline

Step 3

Rezoning/DP
Application

Step 4

Municipal
Staff Review

Step 5

Advisory
Design Panel

Step 6

Committee of

the Whole

Step 7

Public
Hearing

Step 8
Building

Permit

Step 9

Building
Construction
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Step 10

Tenant
Occupancy
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Aryze Developments
#200 - 398 Harbour Rd
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250940 3568
community@aryze.ca

Learn More
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We acknowledge with respect the
Lok*agon and WSANEC peoples
on whose traditional territory the

proper

'y stands anc

' the Songhees

and Xwsepsum (Esquimalt) Nations
whose historical relationships with
the land continue to this day.
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RE: 934 Balmoral Rd /1701 Quadra St DP Submission

Dear Mayor Alto, Council and Staff,

We are thrilled to present this proposal outlining the core content of our application
to rezone and develop the First Metropolitan Lands at 934 Balmoral Road and 1701
Quadra Street.

This proposal stems from an exciting partnership between Aryze and the United
Church of Canada—an opportunity to reimagine and reinvigorate this historic site in
the North Park neighbourhood. Working in close collaboration with a value-aligned
architecture team and a dedicated heritage consultant, we are deeply committed to
creating a thoughtful, inclusive and inspiring project that honours the legacy of the
First Metropolitan Church while breathing new life into the area.

This application envisions the revitalization and enhancement of the existing church
building for faith, arts and cultural uses, paired with a dynamic new six-storey, one
hundred and twenty nine (129) home purpose-built rental community. This new
development will offer a diverse range of housing options—from studios to three-
bedroom units—including unique ground-oriented live-work and loft-style homes.
A mix of commercial retail and office spaces will further animate the Balmoral Road
frontage, helping to foster a vibrant, walkable streetscape.

Enclosed is a summary of the proposed development application and an overview

of application updates in response to Staff recommendations. Namely, a more
comprehensive summary of heritage conservation efforts alongside partners MA+HG
Architects, RJC Engineers, and Donald Luxton & Associates, as well as rationale and
research behind use of alternative unit options incorporating inboard bedrooms.

Designed to meet Step Code 4 standards, the new building will also feature shared
outdoor amenity spaces at both the ground and rooftop levels, as well as publicly
accessible landscaped areas that integrate seamlessly into the improved public
realm. We are incredibly optimistic about the transformative potential of this
project—as a catalyst for community connection, heritage celebration and long-term
urban vibrancy.

N

Kieran Lynch
Development Manager
Aryze Developments

Application Brief—September 2025 Aryze Developments | United Church of Canada



First Metropolitan Lands

21 March 2025

Reinvigorating the
First Metropolitan
Lands as an Arts,
Culture & Faith
Landmark
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The Property Development Council of the United Church of Canada and Aryze have
established a partnership that will see the adaptive reuse of the First Metropolitan
Church and redevelopment of surrounding lands to deliver a new signature facility
for faith, arts, and culture groups, alongside a new mixed-use purpose-built rental
building. This transformative urban renewal initiative marks a major investment in
Victoria’s Downtown Core that will stimulate economic growth, support local jobs and
strengthen Victoria’s position as a leader in the arts & culture sector.

As proposed, the historic 1913 sanctuary will be re-envisioned and upgraded to offer
rehearsal, performance, worship and gathering spaces, ensuring the valued heritage
building continues to serve the community as it has for more than 100 years. Adjacent
to the church at 934 Balmoral Road, plans include a mixed-use, purpose-built rental
building that will deliver 128 homes blended between market-rate and affordable
homes, alongside thoughtfully integrated commercial and community spaces.

Envisioned to spur the creation of a wider arts district in the North Park
neighbourhood, this proposal builds upon the success of The Baumann Centre
across the street which hosts chamber performances, opera rehearsals and artist
training programs. While still in the early stages of engagement, the new worship,
arts and culture facility at the First Metropolitan lands is intended to support a broad
range of users including both professional and amateur arts collectives, faith-based
organizations and community groups. Additionally, we are actively in discussions
with a significant performing arts organization to anchor the development for long-
term tenure.

The project team includes MA+HG Architects, who led the award-winning
conservation and adaptive re-use of Vancouver’s historic Hollywood Theatre, one of
the last surviving neighbourhood cinemas. To maintain the heritage preservation of
the church, Donald Luxton & Associates will provide expert guidance to the project
team, ensuring alignment with best conservation practices and methodologies.
Carey Newman—Hayalthkingeme—a multi-disciplinary Kwakwaka'wakw and Coast
Salish artist—will work with emerging Coast Salish artists to design and integrate
First Nations artistry into the interior of the sanctuary to both connect the space with
Lekwungen histories and optimize the acoustics.

We look forward to further engagement with the North Park community, alongside
local arts, culture and faith-based organizations to realize the full potential of this
ambitious and transformative proposal. Visit aryze.ca/934Balmoral for the most up-
to-date information on the development.

Sincerely,

\D d"\/ém
Chris Quigley Don Evans
Director of Development Property Development Council

Aryze Developments United Church of Canada

934 Balmoral Road & 1701 Quadra Street

Aryze Developments | United Church of Canada
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ARYLE
PHILOSOPRY

We foster a strong vision for what a
city can be—and act on it. Driven by
data, expertise and alignment in our
shared values, we achieve what we
do through collaboration, teamwork
and partnerships.
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934 Balmoral Road & 1701 Quadra Street

We’re city-building
for the better.

Certified

®
|
Corporation

Aryze Developments Inc. is part of the
global movement for an inclusive, equitable
and regenerative economic system.

Aryze meets rigorous standards for
creating positive impact—through how
we govern, support our team, engage with

communities and care for the environment.

In short, we balance purpose and profit.

Aryze Developments | United Church of Canada

Diversity

A healthy city needs quality housing
options across the spectrum, including
varying forms of tenure. We build a
range of home types, in order to allow
new households to form, young families
to grow and downsizers to stay in their
community.

Design

We are a close, cohesive team that
will always strive to make a personal
and significant impact on our built
environment. Creative architecture
and intelligent design add value to the
urban fabric that makes our city more
interesting, diverse and fun.

Engagement

Community discussions are a valued
benefit to our process. Members of the
community are an excellent repository of
the aspirations, needs and challenges of
the neighbourhoods we work within and
engagement is critical to the success of
our projects.

Analytics

Building something just for the sake of
building isn’t good enough. Proprietary
data sets inform our decisions, and help
us understand how people in urban
areas interact with the built environment.
Every Aryze home is created with its
neighbourhood in mind.
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PROJECT TEAM

Pearl Block, Victoria BC

Aryze Developments

At Aryze, we foster a strong vision for
what a city can be—and act on it. Driven
by data, expertise and alignment in
our shared values, we achieve what we
do through collaboration, teamwork
and partnerships. As a dedicated

local team of home builders, urban
planners and urbanists—all deeply
committed to increasing the quality

of homes throughout Victoria—we
use forward-thinking design to build
thoughtful homes that enrich the
existing community while providing
more housing choice in established
neighbourhoods with room to grow.

aryze.ca 7
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Stephens, Vancouver BC

MA + HG Architects

MA+HG Architects believe living
smarter is better than living bigger.

The Vancouver firm is known for bold,
artful spaces that blend whimsy with
function, creating multifamily homes
that support affordability, sustainability
and shared living. Their imaginative
approach earned them the Architectural
Institute of British Columbia’s emerging
firm award in 2016. MA+HG designs
poetic, client-focused architecture
using humble materials in inventive
ways. From micro co-housing to custom
multi-family residences, the studio
offers thoughtful, creative solutions
that respond to today’s housing and
environmental challenges with purpose
and clarity.

mahg.ca »

934 Balmoral Road & 1701 Quadra Street

Steveston Nikkei Internment Memorial, Richmond BC

Hapa Collaborative

Hapa Collaborative is a landscape
architecture and urban design

practice committed to creating
connected, livable communities. As a
contemporary voice in the field, Hapa
offers a fresh alternative to traditional
firms. Its studio of fifteen designers
brings together diverse backgrounds,
skills and specializations in a daily,
collaborative process that shapes both
design thinking and built work. The
team creates inclusive, flexible and
transformative environments that invite
everyday life to thrive. For Hapa, success
is measured by how well-loved a space
becomes once it is shaped by the people
who use it.

hapacobo.com ~

Aryze Developments | United Church of Canada

Flack Block, Vancouver BC

Donald Luxton & Associates

Donald Luxton & Associates is a
leading firm in the conservation of
heritage resources, offering expertise
from feasibility to project completion.
The firm has delivered successful,
complex conservation projects across
commercial, institutional and residential
sectors. Their services include
research, feasibility studies, historical
assessments, municipal negotiation
and construction oversight. Grounded
in deep research and analysis, the firm
takes a flexible, creative approach to
revitalization, with each team member
bringing specialized knowledge in
current conservation practices.

luxtonheritage.com 7
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AREA CONEXT

INTREPID THEATRE
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FIRST METROPOLITAN CHURCH

FISGARD ST

PANDORA AVE

METRO STUDIO

ALIX GOOLDEN HALL

Victoria Conservatory of Music

Quadra Cultural Corridor

Located at the intersection of Quadra
Street and Balmoral Road, the subject
site sits at the heart of Victoria’s North
Park neighbourhood—an urban district
characterized by its eclectic mix of uses,
community institutions and evolving
cultural vibrancy. Just north of downtown
Victoria, North Park has emerged as a
strategic growth area, identified in the
North Park Neighbourhood Plan (2022)
and Official Community Plan (OCP)

as a priority location for mixed-use
development, cultural programming and
inclusive housing.

North Park is home to a number of

key arts and cultural institutions that
elevate its role as a civic cultural hub.
The Baumann Centre, home to Pacific
Opera Victoria, and the adjacent
Victoria Conservatory of Music, provide
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QUADRA ST

MASON ST

BALMORAL RD

BAUMANN CENTRE

Pacific Opera

ST. JOHN THE DIVINE

music education, performance and
community programming that draw
visitors, students and artists into the area
daily. Together, with other local creative
spaces, these venues reinforce Quadra
Street’s identity as a vibrant arts and
cultural corridor.

The area is distinguished by its diverse
land use pattern, including a mix of
low-rise, mid-rise and tall residential
buildings, neighbourhood-scale retail,
institutional anchors and recreational
amenities. Along Quadra Street, a
major arterial route, a variety of small
businesses, cafés, restaurants and social
services contribute to the day-to-day
vitality of the area. This fine-grained
commercial environment supports local
entrepreneurship and fosters an active,
walkable streetscape.

The neighbourhood’s mobility
infrastructure further supports its
growth: the site is well-connected via
public transit, protected cycling routes
and pedestrian pathways. The area’s
high Walk, Bike and Transit Scores
confirm suitability for car-lite living and
sustainable development.

Altogether, North Park offers a unique
convergence of culture, commerce and
community. It is a neighbourhood in
transition, where thoughtful development
can reinforce its identity as a lively,
creative and inclusive urban village.

934 Balmoral Road & 1701 Quadra Street
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Subject Site

Crystal Pool & Fitness Centre
Save-On-Foods Memorial Centre
Victoria Public Market

Royal Athletic Park
Parsonage Café

Rudi

Tacofino

Wildfire Bakery
Save-On-Foods

Superbaba

Habit Coffee

Zambri’s

Aryze Developments | United Church of Canada
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oITE GONTEXT
&HISTORY

The subject site at 934 Balmoral
Road/1701 Quadra Street is home to First
Metropolitan United Church, a site of deep
cultural and historical significance.

First United Church Fonds
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Honouring Legacy

Situated on the traditional territory

of the Lakwanan peoples, including
the Songhees, Esquimalt and
WSANEC Nations, the land is rooted in
longstanding Indigenous relationships
that continue to this day.

Constructed in 1915, the church stands
as a prominent example of Edwardian
Gothic Revival architecture, designed
by notable architect John C.M. Keith.
Featuring cusped arches, stained

glass windows and a crenellated
belltower, the building’s architectural
expression reflects the optimism of a
rapidly growing Victoria and the social
and economic shifts in the North Park
neighbourhood in the pre-WW! era. Its
brick and stone facade, large scale and
historic detailing contribute to the area’s
architectural landscape and complement
other nearby religious landmarks.

Beyond the original church structure of
1915, two additional buildings were added
to the site in later years in response to
the evolving needs of the church and its
congregation. The first, the Fellowship
Hall, was completed in 1955 and provided
alarge independent gathering space. In
1964, the Christian Education Wing was
also constructed, serving as a physical
connection between the Fellowship Hall
and the original church building, and
provided a collection of administrative
and meeting spaces to augment the
existing facilities.

934 Balmoral Road & 1701 Quadra Street

The church has a storied institutional
history. Originally home to Victoria’s First
Presbyterian congregation, founded

in 1861, the site became First United
Church in 1925 following the national
unification of Methodist, Presbyterian
and Congregational churches. A further
merger in 1997 created First Metropolitan
United Church, which remained active
until its disbandment in 2023. For

Aryze Developments | United Church of Canada

decades, the building supported worship,

community programming, music events
and social outreach.

Since the congregation’s closure, the
church has become underutilized.
Portions of the building remain vacant,
while others are used only intermittently.
Aging infrastructure and outdated
facilities now limit its functionality,
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accessibility and safety. This presents

a compelling opportunity for adaptive
reuse—to preserve the building’s
historical and architectural value while
repositioning it as a multi-use community
hub. Through thoughtful integration

of residential, cultural and commercial
programming, the site can be revitalized
to meet evolving community needs and
support broader urban renewal goals.
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POLICY GONTEXT

Discovery Street

Blansharq Street

Johnsop Street

' Subject Site

Housing Opportunity
Urban Industrial
Core Residential

® Large Urban Village
Small Urban Village
Urban Residential
Traditional Residential
Public Facilities

Application Brief—September 2025

Fisgard Street

Quadra Street

Bay Street

Pembroke Street

Balmoral Roaq

Empress Avenye

Princess Avenye

Pandora Avenue

934 Balmoral Road & 1701 Quadra Street

Zoning & OCP

Height

Density

Existing Zone (C-1 - Limited Commercial District)

12m (3 - 4 Storeys) 14

OCP (Current) Housing Opportunity

3 - 6 Storeys

2.5%

OCP (New - Draft) Downtown Core (outer shoulders) T BC

TBC

Proposed

© Storeys

2.24

*Secured rental projects with additional public benefit

The subject site is currently governed by
two zoning designations: the C-1Zone
(Limited Commercial), which permits

a mix of residential uses with ground-
level commercial, and the R-2 Zone (Two
Family Dwelling), which allows for two-
family residential dwellings.

The North Park Neighbourhood Plan
(2022) identifies the Quadra Corridor
as a key growth area and a focal point
for revitalization. The plan envisions
this corridor as a vibrant cultural and
commercial hub, integrating arts,
culture, diverse housing options

and neighbourhood-scale retail, all
supported by improved transit service
and pedestrian-oriented infrastructure.
It emphasizes the creation of inclusive
and animated public spaces that
serve multiple community functions.
Importantly, it also supports smaller-
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scale commercial formats to
accommodate local entrepreneurs and
emerging businesses, reinforcing the
corridor’s eclectic and community-
oriented character.

In alignment with this vision, the current
Official Community Plan (OCP) promotes
enhanced mobility, walkability and the
development of the Quadra Corridor as
a space for people, arts and village-style
living. The OCP supports mid-rise, multi-
unit buildings up to six storeys, with the
opportunity to exceed the base 2:1 Floor
Space Ratio (FSR) where substantial
public benefits—such as improved
public spaces, cultural contributions or
economic enhancements—are delivered.

The emerging 2025 OCP builds on these
directions, designating Quadra Street as
a frequent transit corridor and placing

the site within the shoulders of the
expanding downtown core. This evolving
policy framework supports increased
density, urban vibrancy and sustainable
infill development.

The proposed rezoning and
development aligns well with these
planning objectives. Through a blend of
adaptive heritage reuse and purpose-
built rental housing, the project supports
a diverse, inclusive and resilient
neighbourhood, contributing positively
to North Park’s cultural, social and
economic fabric.
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PROJECT PILLARS

As cities grow and demographics shift, one
of the most pressing urban challenges is
determining where new housing and urban
amenities should be located.

A well-accepted principle of sustainable
urban planning is that homes and
amenities should be situated near
existing services, amenities and transit
infrastructure. This approach supports
efficient use of land, reduces reliance on
cars and mitigates the environmental
impacts of greenfield development.

In Victoria, this principle is reinforced
through a range of municipal strategies
aimed at promoting housing choice,
climate leadership and vibrant, livable
neighbourhoods.

Guided by these insights—and shaped
through early engagement with local
stakeholders—this proposal is grounded
in four key pillars: to serve as a commu-
nity beacon for worship, arts and culture;
to restore and renovate a heritage asset;
and to create pedestrian connections
and new urban spaces; to provide
thoughtfully designed rental housing.

Key Pillars

COMMUNITY BEAGON FOR WORSHIP, ARTS AND CULTURE -
RESTORE AND RENOVATE A HERITAGE ASSET
PEDESTRIAN GONNECTIONS AND NEW URBAN SPACES >

THOUGHTFUL DESIGN APPROAGH -

Application Brief—September 2025

934 Balmoral Road & 1701 Quadra Street

GOMMUNITY BEACON FOR WORSHIP

ARTS AND CULTURE

The adaptive reuse of First Metropolitan
Church offers a rare opportunity to
preserve an architectural landmark while
breathing new life into its purpose. The
project will honour the building’s historic
and cultural significance by retaining
and enhancing its defining architectural
elements, ensuring they remain visible
and appreciated in a renewed context.

Reimagined as an inclusive, multi-
functional community hub, the
revitalized church willaccommodate a
wide range of uses—supporting artistic

Aryze Developments | United Church of Canada

performances, exhibitions, educational
programs and social gatherings. These
new functions will foster a sense of
ownership and engagement among
residents and visitors alike.

In addition to its cultural benefits, the
project is poised to deliver economic
and environmental value. By drawing
new foot traffic and audiences, it will
bolster local businesses and stimulate
commercial activity. Environmentally, the
reuse of the existing structure avoids the
emissions associated with full demolition

19

and preserves its embodied energy.
Spiritually, the building will continue to
serve as a faith-based space, reimagined
to support interfaith dialogue and broad
community inclusion.
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RESTORE AND RENOVATE
AHERITAGE ASSET

The church’s transformation is rooted in a
deep respect for its heritage. Thoughtful
interventions—such as structural
reinforcements, upgraded building
systems and improved accessibility—
will ensure the building remains safe,
functional and inclusive. The architectural
integrity of the church will be preserved
through the use of sympathetic materials
and conservation-focused techniques,
while interior spaces will be adapted for
flexible community use.

The retained sanctuary will continue

to serve as the spiritual heart of the
building, while new multi-purpose rooms
and meeting areas will support broader
programming. Modern amenities, such
as accessible restrooms and kitchen
facilities, will be seamlessly integrated,
revitalizing the site as a relevant and fully
functional community resource.

934 Balmoral Road & 1701 Quadra Street

PEDESTRIAN CONNEGTIONS AND

NEW URBAN SPACES

The proposed redevelopment enhances
connectivity both within and around

the site by introducing new public

mews, urban alleyways and expanded
pedestrian spaces. These design
features reflect the character of Victoria’s
walkable urban core and contribute to
daily site activation.

Along Balmoral Road, new ground-
level commercial units and live-work

Aryze Developments | United Church of Canada

residences will bring additional services
and animation to the public realm.
Streetscape improvements—including
wider sidewalks, enhanced landscaping
and street trees—will elevate the
quality of the pedestrian experience.
Between the heritage church and the
new residential building, a central plaza
will provide programmable open space,
accommodating cultural events, public
gatherings and everyday leisure.
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934 Balmoral Road & 1701 Quadra Street

THOUGHTFUL DESIGN APPROAGH

The proposal reflects a site-specific
design strategy that carefully considers
its heritage context, surrounding
neighbourhood and urban function. The
redevelopment of First Metropolitan
United Church will retain key
architectural features, including gabled
dormers and original stair sections,
while removing deteriorated additions.
A new single-storey extension, designed
with transparency and coloured glass
elements that echo the church’s
stained-glass motifs, will provide added
functionality and spatial connection.

The proposed six-storey residential
building adopts a contemporary form
inspired by the adjacent heritage
structure. Generous balconies, playful
glass treatments and a concrete plinth
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articulate the building’s facade and
enhance its relationship with the street.
A central, south-facing courtyard—
framed by live-work residences—offers
a welcoming arrival point and brings
light and permeability into the site.
Landscaping and sidewalk treatments
will integrate the building into the
broader streetscape, encouraging
engagement with the public realm.

Internally, the residences prioritize
flexibility and livability. Open-concept
layouts, ample daylighting and adaptable
spaces allow residents to personalize
their homes. Balconies and rooftop
terraces extend living areas outdoors,
while planting on multiple levels softens
the building’s form and strengthens its
connection to nature.
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Outside, the site is designed to support
community interaction and seamless
pedestrian circulation. A new central
entry off Balmoral Road creates a
mews-like connection to Quadra Street,
encouraging movement through the
site and offering visual and physical
permeability. Public plazas and gathering
areas will support cultural programming
and community events, reinforcing

the project’s role as both a residential
enclave and civic landmark.

Altogether, the proposal thoughtfully
balances heritage preservation,
residential needs and community
enrichment—positioning the First
Metropolitan lands as a vibrant and
inclusive destination in the heart of
North Park.
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PROJECT AT A GLAN

Church Redevelopment

Height of Addition
New Structure

1Storey

Floor Area
Heritage Building

13,218 sqgft

Floor Area
Addition

5,172 sqft

Total Floor Area

18,390 sqft
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North Setback
Rear Face of Addition

565m

West Setback
Addition (Quadra side)

2.95m

Proposed Residential Building

Height

O Storeys

Floor Area

88,856 sqgft

Floor Area
Residential

85,988 sqft

North Setback
Rear Facing Residential

516m

South Setback
Balmoral Road Frontage

3.7/6m

East Setback
Side

6.70m

Number of Homes

129 Homes

Residential Tenure

Rental

Live-Work
+ Ground Oriented Lofts

+12 Homes

Studios

40 Homes

One Bedroom

38 Homes

Two Bedroom

24 Homes

Three Bedroom

8 Homes

934 Balmoral Road & 1701 Quadra Street

Total Development Summary

Site Area

477790 sqft

Total Floor Area

107033 sqft

FSR

2.24

Site Coverage

66%

Car Parking Stalls
100% EV Ready

o4

Bike Stalls
Short-Term

35

Bike Stalls
Long-Term

161
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@\

Unique Features

Campus-like community oriented
development: Combining living and
retail experiences with a community
hub for arts, culture and faith based
practices.

Choice of housing: Two distinct

unit planning schemes have been
developed for each suite type,
allowing choice and flexibility for
tenants. Each scheme configures
the contents of the home in a
different way, to cater to different
lifestyles and priorities.

High quality outdoor amenity
space: Private outdoor spaces at
the ground level and roof level,
unique balcony configurations for
each suite type, coupled with public
pedestrian connections through a
landscaped site.

High performance and sustainable
building design, targeting BC Step
Code 4 energy efficiency standards
Adaptive reuse of the historic First
Metropolitan Church to enhance its
existing program and reimagine the

role of contemporary church spaces.
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DESIGN STRATEGY

The design approach to the adaptive reuse
centres on preserving the architectural
integrity of the heritage church while
reimagining it as a vibrant and accessible
community hub.

Application Brief—September 2025
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ADAPTIVE REUSE

A contemporary north addition is
introduced as a clear yet complementary
intervention that enhances the site’s
functionality without compromising its
historical character.

Guided by the principle of
distinctiveness, the addition maintains a
deliberate separation from the existing
structure in accordance with Parks
Canada’s Standards and Guidelines for
the Conservation of Historic Places. Its
transparent, timeless form contrasts with
the original architecture while respecting
its scale, materiality and rhythm.

Junctions between the original
building and new addition are carefully
articulated to maintain their autonomy
from both architectural and structural
perspectives. Vertical elementsin

the addition echo the cadence of the
church’s elevations, while references
to stained glass colours and patterns
establish a subtle visual continuity.

The addition provides a universally
accessible entry and integrates modern
amenities to support evolving community
uses. Contemporary signage and public-
facing elements reinforce the site’s
identity as a renewed cultural landmark.

934 Balmoral Road & 1701 Quadra Street

MULTI-PURPOSE
RESIDENTIAL

The design strategy for the new
residential building is rooted in creating
an inclusive and adaptable community
while sensitively integrating into its
historical context. Central to this
approach is a deliberate mix of housing
types—including studios, live/work units,
lofts and family-oriented two- and three-
bedroom homes—intended to support
diverse household needs and foster
long-term social sustainability.

At the core of the building, a ground-
level courtyard acts as a social and
spatial mediator. This semi-private open
space encourages resident interaction
while softening the transition between
the busy public realm and private
dwellings. It is framed by live/work units
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that activate the edge and contribute to
street-level vibrancy.

The building’s massing is carefully
modulated through a front-facing
courtyard and step-backs to reduce its
presence along the street. A transparent
ground-level frontage with retail and
commercial units is employed to animate
the sidewalk and enhance engagement
with the broader neighbourhood.

Materially, the architecture is intentionally
restrained, using a minimal panel

fagade to create a quiet backdrop that
highlights the textures and historical
character of the adjacent heritage
church. The building’s planted plinth

not only buffers residents from street

27

activity but also improves the public
realm with a softened green edge and
covered pedestrian walkways. Openings
in the plinth introduce daylight and visual
permeability at grade.

A commitment to outdoor access
underpins the residential experience. All
units feature balconies or Juliet balconies,
ensuring a direct connection to open

air. These balconies vary in size and
placement, creating a dynamic facade.
Their colour palette draws from the
stained glass of the neighbouring church,
visually linking the new development with
its heritage context and establishing a
cohesive, site-specific identity.
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HERITAGE

CONSERVATION

The First Metropolitan United Church, located at

28

Quadra Street and Balmoral Road, is a significant
and highly identifiable landmark in Victoria’'s
North Park neighbourhood.

Past Preserved, Future Built

The Gothic Revival style churchis an
exceptional example of places of worship
constructed during the Edwardian
period. Both the Sunday School Hall

and Church were designed by John C.M.
Keith, an architect who specialized in
religious buildings and was responsible
for at least ten churches in Victoria.

Victoria’s First Presbyterian
congregation erected its first church at
the corner of Blanshard and Pandora
Streets in 1862, where members
worshipped until the Sunday School
Hall was built at the new site at Quadra
Street and Balmoral Road in 1913. Church
services were held in the Sunday School
Hall until the church’s construction was
completed in 1915. As the congregation
of the First Presbyterian Church (later
First United Church in 1925 and then
First Metropolitan United Church in
1997) evolved, so too did the needs

of the church. This is reflected in the

Application Brief—September 2025

construction of the Fellowship Hall in
1955 and the Christian Education Wing in
1963. The congregation’s presence at the
northeast corner of Quadra Street and
Balmoral Road ended in November 2023.

Donald Luxton & Associates prepared
a Statement of Significance and a
Heritage Conservation Plan for First
Metropolitan United Church, providing
a comprehensive set of guidelines

for the preservation, restoration

and rehabilitation of the heritage
building. This conservation strategy
was thoughtfully developed following
extensive study of the church and its
history, in collaboration with the entire
project team. The primary intent of
the plan is to preserve the existing
church, along with the wall dormers
and southeast staircase sections of
the Sunday School Hall, in place while
undertaking the rehabilitation and
renovation of the site. This includes

construction of a new, modern two-
storey addition connected to the north
elevation of the church, as well as a
new east addition that will connect the
existing south turret and stair to the new
stair directly to the north. Directly east
of the heritage building is the proposed
freestanding residential building. The
conservation strategies recommended
by Donald Luxton & Associates are
based on Parks Canada’s Standards
and Guidelines for the Conservation of
Historic Places in Canada.

934 Balmoral Road & 1701 Quadra Street

Aryze Developments | United Church of Canada
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5

Engineers

i

LUXTON

HERITAGE CONSULTANTS

Our consultant team is comprised of a range of heritage conservation specialists
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1. STRUCTURAL

Upgrades to enhance life safety and
seismic resilience.

Y] Strengthening of roof and floor diaphragm connections to walls

[Y] Bracing of chimneys, equipment, and the bell tower, where feasible

[V Enhanced diaphragm capacity through selective reinforcement measures

[Vl Masonry stabilization through repointing and repair, as required

2. BUILDING ENVELOPE

Targeted improvements to support weather
resistance and building longevity.

Y] Replacement of roof systems at gable and tower roof areas

[Y] Restoration or replacement of deteriorated windows and exterior doors

[Y] Repointing and repair of masonry elements, as appropriate

934 Balmoral Road & 1701 Quadra Street

In consultation with MA+HG Architects, RJC Engineers,
and Donald Luxton & Associates, we have identified the
following scope of work with respect to the conservation
and upgrades to this heritage building.

Aryze Developments | United Church of Canada

3. BUILDING SYSTEMS

Renewal and modernization of electrical,

heating, ventilation, and plumbing systems.

[] Electrical upgrades to address capacity and safety requirements

[] Expansion and integration of hydronic heating systems, with
supplemental equipment as necessary

[ Installation of new ventilation systems to serve the sanctuary, basement,
and other critical areas

[l Replacement and repair of plumbing distribution and boiler systems

[l Renewal of existing sprinkler equipment, with expanded coverage in new
additions to improve overall fire resilience

4. ACCESSIBILITY

New building additions and improvements
to provide enhanced egress at all levels.

[] Upgrades to the existing elevator and installation of a new elevator in the
north addition to enhance accessibility

[] Addition of new washrooms, including accessible facilities, at the
basement and first storey, and renovation of existing washrooms
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SITEPLAN

Legend

First Metropolitan United Church
North Addition

East Addition

Courtyard Residences

32

The First Metropolitan Church

As a prominent landmark, the existing
First Metropolitan United Church is

the primary organizing element of the
overall site plan, its presence serving
both a cultural and functional role. The
building is adapted to support future
arts and cultural programming, with
the sanctuary space retained as a large,
flexible gathering area. Functional
upgrades include the repair of entry
doors and the main exterior stair, and the
addition of new vestibules on the north

934 Balmoral Road & 1701 Quadra Street

and south sides to manage circulation
and support accessibility. The restoration
of stained glass windows, turrets and

key structural elements will preserve

the building’s lifespan and performance
while new programmatic elements are
introduced throughout the building to
accommodate event-based functions.

These interventions collectively ensure
that the church can support a variety of
uses while anchoring the site spatially
and programmatically.

4 QUADRA ST »
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The North Addition

The North Addition is positioned

to provide the primary public and
accessible entry point into the church.
Located at grade along the north edge of
the site, it functions as a key connector
between the exterior public realm

and the church’s interior. The addition
includes a community gathering area,

a stage for performances, a shared-use
kitchen and accessible washrooms—
all supporting the flexible use of the
sanctuary as a cultural venue. A bridged

The East Addition

The East Addition is located at the

rear of the church and supports both
operational needs for the church and
the broader development while serving
as a secondary face and entry point to
the building. At grade, it serves a dual
function: first, as a discreet loading bay
for the arts and culture space, facilitating
deliveries and technical support; and
second, as a stage that opens directly
onto the central mews and adjacent
street, enabling outdoor performances
and cultural events. This dual-use design
allows for maximum flexibility while
maintaining a compact footprint. On

the second level, the addition includes a
lounge space that complements cultural
programming and provides additional
gathering or event overflow capacity. A
new northeast stair enhances circulation
while the preserved southeast stair
along Balmoral maintains a functional
connection to the original interior layout.
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entry over the existing lightwell links
the new entry with the church’s interior
while preserving the original structure.
The North Addition plays a vital role

in organizing public movement,
meeting accessibility requirements and
centralizing event support functions
adjacent to the sanctuary.

Courtyard Residences

The Courtyard Residences are
positioned around a south-facing,
landscaped courtyard that serves

as both the main entry sequence for

the building and a key outdoor social
space for residents. Live-work loft units
will animate the courtyard space with
residential and commercial activity, while
the organization of the building lobby
and supporting pedestrian connections
will further promote casual engagement
between residents and visitors. The
primary residential building entry is
carefully internalized at the rear of

the courtyard, enhancing privacy and
creating a quieter, more community-
oriented atmosphere for residents.
Along the south face of the building,
fronting onto Balmoral, commercial retail
and office spaces sit adjacent to the live-
work residences, further contributing to
an animated building frontage and an
active mixed-use environment.
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LANDSGAPING

Guided by the creative vision of Hapa
Collaborative, the landscape design strategy
carefully marries the various uses and
building forms that inhabit the site, with

the common goal of driving activation and

public enjoyment.

Design Fundamentals

The design strategy strives to integrate
the ground plane, where an improved
public realm will seamlessly connect to
new onsite greenspaces and pedestrian
connections. At the upper floors, an
extended concrete plinth at level 2
serves as a platform for further plantings,
allowing further greenery to soften the
architectural expression and create a
harmony with the ground floor. The same
opportunity is leveraged at the roof level,
where the further integration of planting
and greenspace weave together natural

elements with human-centred structures.
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Along with plant life, the landscaping
program includes features such as
seating, tables, outdoor cooking
infrastructure and privacy screens to
promote comfort and usability. Emphasis
is placed on selecting plants that
reflect the character of the surrounding
neighbourhood, add sensory richness
through shape, colour and scent and
support local pollinators. The following
design fundamentals guided the design
of these carefully considered spaces.

34

'REWILDING
FRAMEWORK

Planting is incorporated wherever
possible, popping up in domestic-
scale pots, trailing down from second
floor planters, and flowing across the
ground plane in large green swaths. The
many scales of planting allow for green
space to seep through the site and
connect with pedestrians, performers,
concertgoers and residents at every
moment as they move across the
landscape.

934 Balmoral Road & 1701 Quadra Street

GONNECTION T0
HISTORY

Throughout the site, paving size aligns
with dimensions of conventional bricks,
echoing the shapes on the church
fagade. Reclaimed brick from the church
itself will be used as feature paving to
highlight the entrance near the box
office on the northwestern side of the
building. This brick will also be used to
create a feature wall around the Garry
Oak in the central mews, bringing
together the social and ecological
history of the site.

Aryze Developments | United Church of Canada

GELEBRATING
FEATURE TREES

A feature Spanish Chesnut in the central
mews and a Saucer Magnolia in the
courtyard create a sense of place and

facilitate dynamic seasonal experiences.

The large Spanish Chesnut tree is a nod
to the historic Spanish Chestnut that
will be removed to create space for the
church addition. The Garry Oak is the
signature species of the ecologically
and culturally significant Garry Oak
ecosystem found in Victoria. The

newly planted tree will help maintain
site character and rich wildlife habitat
associated with oak trees.
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OPPORTUNITIES
TOMEANDER

At the ground plane, planted areas curve
across the landscape to carve out desired
lines and create areas to sit or stroll. A
native species-focused planting palette
invites pedestrians and pollinators to
meander through on their way to see

a concert, go to work, return home or
simply pass through. 40 new trees are
planned to be planted, exceeding the
minimum requirement of 22 for the site.
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| ANDSCAPE PLANS GROUNDLEVEL ¥ S0FTOP

The ground level of the site blends The shared rooftop terrace offers
private and public spaces to residents spaces for gathering, dining
strengthen the public realm. Common and relaxing, with ample seating, an
and commercial areas encourage outdoor kitchen and lush greenery
Legend neighbourly interaction, while generous throughout.
plantings of trees and pollinator-
i Trees friendly perennials enhance the overall
Plantings experience of the space.
Seating

Church Redevelopment
Residential Development

PUBLIC NORTH MEWS

RESIDENTIAL

RESIDENTIAL

CHURCH

4« QUADRA ST »
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Y

On the second floor, a concrete plinth
N spans the south elevation, providing
@ residential patios and integrated plantings.
This design introduces a visual datum
to the Balmoral building frontage and
incorporates greenery, aligning with our
rewilding concept through a vertical plane.

4 BALMORAL RD »
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MATERIALITY

Materials
0 Coloured Glass
Assorted Colours
(> ] Metal Wall Panel
White
° Metal Frame Mesh

Yellow Square

° Curtain Wall
Brushed Aluminum

Window Vinyl
Black Frame
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Architectural
Concrete

Stained Glass
Existing

Sandstone
Existing

Brick
Existing

Tensile Wire
Mesh
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Continuity Through Contrast

The church’s existing red brick masonry
facade, accented by sandstone trim
and prominent stained glass windows,
informs the material and colour palette
of the new additions. A contemporary
entrance on the north side introduces
clear and coloured glazing that echoes
the church’s stained glass, providing a
welcoming and accessible entry. On the
east addition, a robust concrete facade
is softened with climbing landscaping
supported by a metal mesh screen.
Scattered coloured windows reference
the form and hues of the original stained
glass, tying new to old.

To the east, the new residential building
maintains a respectful independence
while responding to the heritage context.
Organized around a south-facing central
courtyard, its ground level features a
yellow metal mesh gate along Balmoral
Road, creating a secure yet porous edge
for live/work units and offering interaction
with adjacent commercial space. The
simple ground-floor glazing and fagcade
treatment provide a quiet backdrop to
the church’s detailed masonry.

A planted concrete plinth defines the
second level, extending outward to
create a visual break in the massing,
offering sheltered pedestrian space
below and generous patios above. Above
the plinth, the residential volume is clad
in clean white metal panels, punctuated
by black vinyl windows and doors.
Balconies vary in size and number per
elevation to suit individual unit needs
and are enclosed in coloured glass,
mirroring the stained glass tones of the
historic church.

934 Balmoral Road & 1701 Quadra Street

Building Elevation North

Building Elevation East
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Building Elevation West
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INBOARD BEDROOMS

An intentional design
choice to create brighter,
more open and flexible
living spaces.

3 Bed Plan: Exterior Bedrooms

40

GHOIGE AND
FLEXIBILITY FOR
RESIDENTS

Housing is not a one-size-fits-all solution.

By offering flexible solutions, residents
are empowered to choose homes and
layouts that reflect their lifestyle, whether
that’s dividing a common area to create a
workspace or accommodating a larger-
plan dining area.

934 Balmoral Road & 1701 Quadra Street

* Living Room Dimension: 10’- 6”

SIMALLER [BEDROOMS
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3 Bed Plan: Inboard Bedrooms

4

ALTERNATIVE UNIT
PLANNING FOR BETTER
LIVING

This alternative unit planning approach
positions inboard bedrooms to facilitate
brighter, more expansive living and
dining areas. This strategy prioritizes the
quality of space where residents spend
most of their time.

* Living Room Dimension: 11’-4”

* Larger bedroom dimensions on average

Aryze Developments | United Church of Canada
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SPAGES ALIGNED WITH
DAILY LIFE

Prioritizing how spaces are used
throughout the day: active living and
social areas placed along the exterior,
benefiting from natural light and
increased floor space; with select
bedrooms positioned internally,
providing comfortable, quieter sleeping
environments during darker hours.

Benefits of Inboard Bedrooms | Daylight Hours

42

Shared spaces prioritized during daylight hours:

Kitchen + Dining Area
Living Area

Private spaces used primarily at night require less daylight:

Bedrooms
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NATURAL LIGHT AND
FLEXIBILITY

Interior glazed partitions and doors allow
daylight from the living areas to flow into
the bedrooms, ensuring access to natural
light when desired. Full-height curtains
provide flexibility for a variety of uses—
home office, den or third bedroom for a
young family.

Addressing Concerns | Acoustic Quality

SOUND AND
PRIVAGY

Acoustic separation is achieved
through a glazed partition wall system,
capable of achieving an equal or

even improved Sound Transmission
Classification (STC) than conventional
interior partition walls.

NOILILYVd TVIIdAL
NOILILIVd QIZV19

VENTILATION

Each unit is equipped with a mechanical
ventilation system that circulates outdoor
air into all spaces, including inboard
bedrooms. This ensures fresh air is
distributed evenly throughout the home.

Aryze Developments | United Church of Canada

Addressing Concerns | Ventilation
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We acknowledge the City of Victoria’s
Family Housing Policy and its emphasis
on exterior-facing bedrooms. However,
when designed with intentionality and
care, we believe that inboard bedrooms
can uphold the same objectives while
providing broader and more substantial
benefits to a home at large. By creating
brighter, more expansive living and
social areas and providing quiet,
comfortable sleeping spaces supported
by daylighting, ventilation, and acoustic
measures, this approach enhances
livability for families. Embracing this
design strategy is an opportunity not only
to deliver more adaptable, family-friendly
homes within this project, but also for
the City to expand its housing toolkit in
ways that reflect the broad and dynamic
spectrum of urban housing needs—the
importance of which will increase along
with the city’s steadily growing supply of
rental homes.

HRV SYSTEM

Fresh, outside
air drawn in

Cool, stale air
expelled outside

Warm, stale
indoor air
drawn in

Warm, clean,
fresh air fills
home

Heat from indoor air transferred to incoming fresh air stream
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SHADOW STUDIES

10:00am 10:00am

EQUINOX SUMMER
(SPRING/FALL) SOLSTICE

12:00pm 12:00pm

2:00pm 2:00pm
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MOBILITY CONTEXT

The site is situated at the corner of Quadra
Street, a two-way north—south street
classified by the City of Victoria as an arterial
road, and Balmoral Road, an east-west
secondary collector road.

Application Brief—September 2025
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From the property’s doorstep, there are
diverse walking options, bus and cycling
routes—including a section of a AAA
protected bike path and a shared-use cycling
corridor only 200 metres away.

Carshare

Over the last decade or so, car sharing
has become increasingly popularin
British Columbia. In Greater Victoria,
Modo stands out as a major provider,
offering members access to vehicles on
a round-trip basis. This service provides
a flexible transportation option, allowing
users the benefits of driving without the
responsibilities of vehicle ownership.
Several car share services already
operate near the proposed site, including
multiple Modo vehicle stations within a
500m radius of the site.

Access to shared vehicles offers
residents a way to reach destinations
beyond their immediate vicinity,
transport bulky items and enjoy
recreational activities outside Greater
Victoria, all without owning a personal
vehicle. Research indicates that car
sharing can contribute to a decrease
in private vehicle ownership and
disincentivize car ownership through its
pay-as-you-go structure.

Aryze Developments | United Church of Canada
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Public Transit

The site is well served by public transit,
with bus stops on the same block of
Quadra Street and further regional
transit connections to most points

in the Capital Regional District being
accessible within an 800m (10 minute)
walking distance of the development.

Nearby roadways surrounding the site
offer 17 transit services in a north-south
direction from Quadra Street, Cook Street
and Douglas Street, all within 550m of
the property. In an east-west direction, 19
bus routes currently operate across the
nearby road network on Pandora Avenue,
Johnson Street and Yates Street, all within
500m of the property.

According to Walk Score, the
development has a transit score of
90/100, designating the site as a “Rider’s
Paradise.” Walk Score is a publicly
available online index that measures

how walkable a specific address is by
assigning it a score from O to 100 based
on nearby amenities and services. It also
evaluates and provides a score for transit
service and bikeability.

47
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Cycling & Pedestian

The site is well connected to a series

of prominent cycle networks, including
Vancouver Street, a major north-south
cycling route recently upgraded into

an All Ages and Abilities (AAA) network
facility, situated 200m west of the
property. East-west cycling connections
are served by Pandora Avenue, another
AAA cycling route only 150m south of the
property. Both cycling routes provide safe
connections to the wider regional cycling
network, including but not limited to the
E&N Rail Trail, the Galloping Goose Tralil,
and the Lochside Trail.

When assessed through Walk Score,
the site’s Bike Score is 100/100, which
gives the development location the
designation of “Biker’s Paradise.”

The location boasts excellent walkability,
with a Walk Score of 98/100, categorized
as a “Walker’s Paradise.” Everyday
amenities and popular destinations are
easily accessible, including downtown
Victoria, situated just two blocks to the
southwest, and Crystal Pool & Fitness
Centre, located approximately 400
meters to the north.
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TRANSPORTATION

Transportation Demand Management

The proposed development offers a
wide range of Transportation Demand

Management (TDM) measures summarized

below. For more detail, please refer to the
Transportation Consultants Report included

within this submission.

Modo Membership

Strategic leasing to align parking
allocations to larger homes and pre-
screening of prospective tenants to
determine parking needs.

oS

Cargo Bicycle Spaces

Strategic leasing to align parking
allocations to larger homes and pre-
screening of prospective tenants to
determine parking needs.
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Car Share Vehicle

Strategic leasing to align parking
allocations to larger homes and pre-
screening of prospective tenants to
determine parking needs.

Resident Parking Management

Strategic leasing to align parking
allocations to larger homes and pre-
screening of prospective tenants to
determine parking needs.

“Walker’s Paradise”
Walk Score 9 8

“Biker’s Paradise” 97

Bike Score

“Rider’s Paradise” 9 2

Transit Score

=

BC Transit EcoPass Fund

An EcoPass fund will be established for

the use of residents and commercial
employees at property.

©

Enhanced Bike Storage Facilities

Strategic leasing to align parking
allocations to larger homes and pre-
screening of prospective tenants to
determine parking needs.

Transportation Information Package

Strategic leasing to align parking
allocations to larger homes and pre-
screening of prospective tenants to
determine parking needs.

934 Balmoral Road & 1701 Quadra Street

Discovery Street

©

@ - “Fisgard Street @
@ Cormorant Street @

Blanshard Street

Balmoral'Roaq

Mason Street

RanderayAve 01U\

%

@\

' Subject Site

Subject Area
@® BusStop
©® CarShare
AAA protected lanes/multi use pathways
Painted bike lane
AAA shared-use street
Shared bus & bike lane
Parks
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GOMMUNITY
ENGAGEMENT

We are committed to being good
neighbours and having honest, open
dialogues within the communities
where we do our work.

Community Voices, Collective Vision

We are available to discuss project
details with stakeholders through a
variety of channels to build trust and
a shared vision for the project, all
while maintaining respectful and open
conversations. Our goal is to invite
people to share their ideas, hopes and
aspirations for the community and

for them to ultimately see their values
reflected in the end project.

On April 23rd, we held an in-person
CALUC meeting with the neighbourhood
association and broader community. We
presented an overview of the proposal,
similar to what is within this application,
and we answered questions from the

Application Brief—September 2025

public. Our publicly accessible website
page, available at aryze.ca/934-balmoral,
contains information about this proposal,
and will be updated as updates are made.
The website provides an opportunity

for community members to register for
an online mailing list if they wish to stay
informed throughout various stages of
the approval process.

Taken together, the restoration and
renovation of the First Metropolitan
Church combined with a new mixed-

use residential building represent a key
piece of urban renewal in Victoria. This
proposal will attract new users to these
lands for a variety of purposes and builds

50

on the City’s vision to create a Quadra
Cultural Corridor. Our engagement
efforts will continue throughout the
development process. We're committed
to maintaining conversations through
one-on-one meetings, targeted outreach
and ongoing input from City staff and the
Advisory Design Panel. We look forward
to sharing this vision with the broader
public as we continue planning how this
key part of the city can honour its past
while shaping a new future for the church
and its surrounding lands.

934 Balmoral Road & 1701 Quadra Street

DEVELOPMENT
PROGESS

51

Step 5 Step 7 Step 9
Advisory Public Building
Design Panel Hearing Construction

Step 4 Step 6 Step 8 Step 10
Municipal Committee of Building Tenant
Staff Review  the Whole Permit Occupancy
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Contact

Aryze Developments
#200 - 398 Harbour Rd
Victoria, BC VOA OB7

250940 3568
community@aryze.ca

Learn More

aryze.ca/934balmoral ~
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