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Advisory Design Panel Report 
For the Meeting of January 24, 2024 
 
 

To: Advisory Design Panel Date: January 16, 2024 

From: Kasha Janota-Bzowska, Planner 

Subject: Development Permit with Variances Application No. 00249 for 1276/1278 
Gladstone Avenue 

 
 
EXECUTIVE SUMMARY 
 
The Advisory Design Panel (ADP) is requested to review a Development Permit with Variances 
Application for 1276/1278 Gladstone Avenue and provide advice to Council. 
 
The subject property is designated Small Urban Village in the Official Community Plan (OCP, 
2012), which supports low-rise multi-unit buildings, mixed use buildings, and freestanding 
commercial buildings generally up to four storeys in height. Density of up to a maximum of 
approximately 2:1 floor space ratio (FSR) is permitted for locations that support the growth 
management concept of the OCP and Fernwood Neighbourhood Plan (FNP, 2022) objectives.  
 
The FNP is consistent with the OCP uses and density envisioned for the site. The proposed 
increases in height, massing, setbacks, and density in this location are all supported by the OCP 
and the FNP, as is the ground-oriented commercial with residential above the first-floor design.  
 
The proposed development is generally consistent with the relevant design guidelines associated 
with Development Permit Area 6B (HC): Small Urban Village Heritage as they relate to inclusion 
of heritage, building orientation, relationship to the street, and amenities and livability for tenants.  
 
Staff are looking for commentary from the ADP with regard to: 
 

• building design elements 
• setbacks, height, and massing 
• 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. 
 
BACKGROUND 
 

Applicant: Mr. Tonny Kiptoo 
Ms. Ashley Kiptoo 
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Architect: Mr. Colin Harper, Architect AIBC 
CHA Architects 

 
Development Permit Area: Development Permit Area 6B (HC) - Small Urban Villages 

Heritage 
 

Heritage Status: N/A 
 
Description of Proposal 
 
The proposal is for a 19-unit mixed use building consisting of 18 residential rental units and one 
commercial unit. The proposed new building presents itself as three storeys from the street view 
along Gladstone Avenue but is technically five storeys, as it has one storey below grade, one 
storey at ground level, two upper storeys and roof top addition for the upper storey units. It has 
been architecturally designed to take advantage of existing site topography and steep slope which 
allows it to have a storey below the ground floor, as well as a storey with ground level access. 
The proposed five-unit studio sized apartments with ground level access off Gladstone Avenue 
will be adaptable dwelling units designed for individuals with mobility challenges. Two units have 
private balconies, and the upper floor units have access via stairwells, which continue up to the 
roof top addition. The commercial unit is 132.26 m2 in size, and proposed density is 1.52:1 FSR.   
 
An associated rezoning application would increase the density from 0.30:1 FSR to 1:52:1 FSR 
and allow for multiple dwelling units and a ground floor commercial unit as permitted uses on site.  
 
The proposed variances are related to setbacks, height, and parking.  
 
Major design components include:  
 

• 18 residential rental units with a range of unit sizes from studio to three bedroom 
• five studio sized adaptable dwelling units with ground floor access  
• one commercial unit fronting onto Gladstone Avenue 
• private outdoor space for eight of the 18 units 
• zero parking spaces proposed. 

 
Exterior finishes include:  
 

• reclaimed brick  
• vertical stack bond brick 
• black fibre cement board & batten siding  
• clear seal architectural concrete 
• black brake metal flashing  
• yellow cedar T&G siding  
• opaque privacy screen 
• grey accent pavers  
• cedar fencing. 

 
Landscaping elements include:  
 

• four proposed vine maple trees in tree grates  
• mix of permeable pavers and timber decking benches 
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• hick’s yew hedge along exposed concrete wall for screening at the rear 
• tall Oregon grape, Herbert evergreen azalea and deer fern shrubs in planter beds.  

 
The following data table compares the proposal with the CR-F, Fernwood Commercial Residential 
District and CR-6, Commercial Residential Fernwood Village District zones, which have permitted 
mixed-use development projects in the identified Fernwood Village heritage conservation area.  
 
An asterisk is used to identify where the current proposal does not meet the requirements of one 
or both of these zones.  
 

Zoning Criteria Proposal CR-F Zone CR-6 Zone 
Site area (m2) – minimum 626.40 N/A N/A 

Density (Floor Space 
Ratio) – maximum 1.52:1* 1.40:1 1.00:1 

Lot width (m) – maximum 13.70 N/A N/A 
Total floor area (m2) 

– maximum 949.46 N/A N/A 

Height (m) – maximum 13.57* 12.00 10.60 

Storeys – maximum 5 storeys 
(4 storeys and a roof deck) N/A N/A 

Site coverage (%) 
– maximum 60.98 % 

 
59.00 % 

 
63.00 % 

Roof deck Yes Permitted Permitted 

Setbacks (m) – Front 5.69* 6.00 3.50 

Setbacks (m) – Rear 3.95* – main face of building 
1.00* – 1st storey and patio 6.00 7.50 

Setbacks (m) – Side 
(East) 

2.09* – main face of building 
1.44* – balconies 

0.06* – steps 
3.39 0.00 

Setbacks (m) – Side 
(West) 

2.08* – main face of building 
0.00* – 1st storey and patio 

1.36* – balconies 
3.39 1.50 

Vehicle parking – 
minimum 0* 

 
18 - Residential 

 

18 - 
Residential 

Visitor Vehicle Stalls 
(included in overall total) 0* 2 - Visitor 2 - Visitor 

Accessible Vehicle 
Stalls (included in 

overall total) 
0* 

1 - Accessible 
1 - Van 

Accessible 
0 - Visitor 
Accessible 

0 - Van Visitor 
Accessible  

1 - Accessible 
1 - Van 

Accessible 
0 - Visitor 
Accessible 

0 - Van Visitor 
Accessible 
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Zoning Criteria Proposal CR-F Zone CR-6 Zone 

Long Term Bicycle 
Parking 20.00 20.00 20.00 

Short Term Bicycle 
Parking 7.00 7.00 7.00 

 
Sustainability Features 
 
The applicants Letter to Mayor and Council identified the following sustainability features:  
 

• use of recycled brick material. 
 
Consistency with Policies and Design Guidelines 
 
Official Community Plan, 2012 
 
The Official Community Plan (OCP, 2012) designates the subject property as Small Urban Village, 
which envisions low-rise multi-unit, mixed use, and freestanding commercial buildings with 
heights generally ranging from two to four storeys depending on the existing and envisioned 
context of the area. Taller buildings are generally envisioned to be located in mixed-use forms.  
 
Envisioned uses include residential and mixed use, commercial, home occupations, and live/work 
units. Low to medium density residential, mixed use, and freestanding commercial is encouraged 
with a base density of 1.5:1 FSR. Additional density of up to 2:1 FSR may be considered where 
public benefit is provided consistent with neighbourhood plan objectives.  
 
The OCP also identifies the site as being within Development Permit Area 6B (HC) – Small Urban 
Villages Heritage.  
 
Fernwood Neighbourhood Plan, 2022 
 
The Fernwood Neighbourhood Plan (FNP, 2022) is consistent with the OCP and designates the 
subject property as Small Urban Village and located in the identified Heritage Conservation Area.  
 
Within Fernwood Village, the FNP encourages a mix of commercial and community services with 
low-rise apartment residential and mixed-use buildings at densities of approximately 1.5:1 to 2.0:1 
FSR, with higher densities in this range considered where public benefits or affordable housing is 
provided. The identified Heritage Conservation Area is a tool used to protect, preserve, and 
enhance the heritage value or character of related properties with collective historical significance.  
 
The FNP also designates the property as being in a “commercial-desired area” of the Fernwood 
Village, which calls for considering mixed-use development with publicly orientated, active ground 
floor uses that may include retail, community and public servicing spaces, or art spaces. Where 
the ground floor of a new building is not entirely occupied by a commercial space, the FNP 
encourages active residential-orientated uses in the remaining portion of the ground floor.  
 
Housing objectives in the FNP support the creation of multi-family development with varied tenure 
options including rental housing in the urban villages. Provide diverse mobility options and 
opportunities for people to choose car-light lifestyles and advance the City’s heritage objectives. 
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Design Guidelines for Development Permit Area 6B (HC): Small Urban Villages Heritage 
 
The OCP identifies this property in Development Permit Area 6B (HC): Small Urban Villages 
Heritage. The objectives for this DPA that are relevant to this location include:  
 

(a) accommodating Victoria’s anticipated residential growth and associated housing growth 
in Small Urban Villages, and support future commercial and community services. 

(b) revitalizing an area of commercial use through infill development. 
(c) conserving and enhancing the heritage value and characteristic of the area. 
(d) enhancing the area through infill with a high quality of architecture, landscape and urban 

design that responds to its heritage setting through sensitive and innovative interventions.  
 
The special features, characteristic and special conditions that justify this designation include: 
 

(a) Small Urban Villages as nodes of commercial and community services that support 
adjacent land use areas with potential for revitalization through infill, building additions and 
heritage conservation. Small Urban Villages have capacity for mixed-use development 
with active commercial at the street level and multi-family (multi-unit) residential.  

(b) The Fernwood Village area of the city is a small commercial district with a majority of 
buildings that date back to the Victorian and Edwardian eras. Many of the buildings are 
listed on the City of Victoria Heritage Register, and some are protected heritage property.  

 
The design guidelines that apply to this application are: 

 
• Fernwood Village Design Guidelines (2022) 
• Standards and Guidelines for the Conservation of Historic Places in Canada 
• City of Victoria Heritage Program Sign & Awning Guidelines (1981) 
• Guidelines for Fences, Gates, and Shutters (2010). 

 
ANALYSIS 
 
The following sections identify and provide a brief analysis of the areas where the Panel is 
requested to provide commentary for review and consideration by both Staff and Council.  
 
The Panel’s commentary on any other aspects of the proposal is also welcome. 
 
Building Design Elements 
 
The Fernwood Village Design Guidelines say to articulate façades, especially for larger buildings, 
into a series of intervals, using vertically proportioned windows and bays, to reflect and fit within 
the established streetscape pattern. New development should seek to include a distinct roof line 
in the building design, through such measures as a simplified or contemporary cornice or parapet.  
Lighting by incorporating pedestrian-scale lighting along the length of the building face is key, as 
is locating and screening proposed rooftop structures so they are not visible from the public realm. 
The guidelines also say to provide varied roof lines across different buildings to create visual 
interest along the street, and to generally align floor heights, mid-cornice lines, windowsills, and 
top edges with those adjacent heritage buildings, and discourages blank walls along open spaces.  
 
Staff invite the ADP members to provide commentary, if any, on the proposed building design 
elements as it relates to preserving the character defining features of the Fernwood Village.  
 

https://www.victoria.ca/media/file/fernwood-guidelinespdf
https://www.historicplaces.ca/en/pages/standards-normes.aspx
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Setbacks, Height, and Massing 
 
Setbacks 
 
Variances are being requested to reduce the front, rear, and side yard setbacks.  
 

Setback Proposed CR-F Zone CR-6 Zone 
Setbacks (m) – Front 5.69* 6.00 3.50 

Setbacks (m) – Rear 3.95* – main face of building 
1.00* – 1st storey and patio 6.00 7.50 

Setbacks (m) – Side 
(East) 

2.09* – main face of building 
1.44* – balconies 

0.06* – steps 
3.39 0.00 

Setbacks (m) – Side 
(West) 

2.08* – main face of building 
0.00* – 1st storey and patio 

1.36* – balconies 
3.39 1.50 

 
The Fernwood Village Design Guidelines say that in the area adjacent to the established 
Fernwood Village where new commercial and mixed-use development is envisioned, locate and 
setback new buildings to achieve a minimum 4 metres from the curb to the face of the building.  
 
The design guidelines also advise incorporating small setbacks for portions of the façade at street 
level in order to accommodate sidewalk cafes, patios, and other outdoor seating areas.  
 
Height and Massing 
 
The building is proposed to be 13.57 m in height, which is higher than the comparable CR-F zone 
and CR-6 zone in the Fernwood Village area (12.0 m and 10.60 m).  
 
The shadow study identifies minor overshadowing in the am during the summer solstice months, 
and the applicant has made exterior design changes to mitigate this impact, including:  
 

• Removing the rooftop access stair closest to the rear yard and replacing it with an exterior 
stair at the fourth storey, resulting in a stepped massing and reduced shade impact 

• Brick banding has been added to match the street-facing elevation, additional windows 
have been provided and the façade has been broken up by the exterior stairs 

• The cladding on the west and east façades have been changed from black standing metal 
seam siding to a wood style board and batten, with variation in the spacing of the boards 
on each level to differentiate the storeys and further break up the façade. 

 
The inclusion of one storey below grade and the proposed roof top addition makes the proposed 
new building technically 5 storeys, and the OCP and FNP call for generally 2 to 4 storeys in height.  
 
The Fernwood Village Design Guidelines advise that when integrated, ensure new rooftop 
additions are designed sensitively to enable conservation of the entire historic building, to use a 
less dominating colour or lighter shade of colour, and that rooftop additions should be stepped 
back from the primary façade a minimum 4m to preserve views of the Belfry Theatre’s spire.  
 
Staff invite the ADP members to provide commentary, if any, on the setback reduction requests, 
increase in height, and proposed rooftop addition.  
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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 Application 
No. 00249 for 1276/1278 Gladstone Avenue be approved as presented. 
 
Option Two 
 
That the Advisory Design Panel recommend to Council that Development Permit Application 
No. 00249 for 1276/1278 Gladstone Avenue be approved with the following changes: 

• as listed by the ADP. 
 
Option Three 
 
That the Advisory Design Panel recommend to Council that Development Permit Application 
No. 00249 for 1276/1278 Gladstone Avenue does not sufficiently meet the applicable design 
guidelines and polices and should be declined (and key areas that should be revised include:) 

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

• Subject Map 
• Aerial Map 
• Plans date stamped December 13, 2023 
• Applicant’s letter dated December 13, 2023 

 
cc:  Colin Harper, Applicant and Architect  
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UNIT E - EAST ELEVATION
SPATIAL SEPARATION CALCULATION
BCBC 2018 PART 3 TABLE 3.2.3.1.-D

AREA OF EXPOSED BUILDING FACE:             53.0m2 (571.1sq.ft)
LIMITING DISTANCE:         2.09m (6.9ft)
ALLOWABLE OPENINGS:               21.3% [11.3m2(121.6sq.ft)]
PROPOSED OPENINGS:                  13.9% [7.4m2(79.5sq.ft)]

FIRE RESISTANCE RATING PER 3.2.3.7.        1HR
CLADDING PER 3.2.3.7.          NONCOMBUSTIBLE
CONSTRUCTION PER 3.2.3.7.         N/A

UNIT B1 & B2 & BIKE STORAGE - EAST ELEVATION
SPATIAL SEPARATION CALCULATION
BCBC 2018 PART 3 TABLE 3.2.3.1.-D

AREA OF EXPOSED BUILDING FACE:         13.94m2 (150.0sq.ft)
LIMITING DISTANCE:         2.09m (6.9ft)
ALLOWABLE OPENINGS:  38.8% [5.4m2(58.4sq.ft)]
PROPOSED OPENINGS:                21.0% [2.92m2(31.5sq.ft)]

FIRE RESISTANCE RATING PER 3.2.3.7.   45MIN
CLADDING PER 3.2.3.7.          NONCOMBUSTIBLE
CONSTRUCTION PER 3.2.3.7.         N/A

UNIT C1 & C2 - EAST ELEVATION
SPATIAL SEPARATION CALCULATION
BCBC 2018 PART 3 TABLE 3.2.3.1.-D

AREA OF EXPOSED BUILDING FACE:          24.15m2 (259.9sq.ft)
LIMITING DISTANCE:         2.09m (6.9ft)
ALLOWABLE OPENINGS: 28.8% [7.00m2(75.0sq.ft)]
PROPOSED OPENINGS: 24.2% [5.85m2(63.0sq.ft)]

FIRE RESISTANCE RATING PER 3.2.3.7.   45MIN
CLADDING PER 3.2.3.7.          NONCOMBUSTIBLE
CONSTRUCTION PER 3.2.3.7.         N/A

BIKE STORAGE

UNIT E UNIT D UNIT C2

UNIT D - EAST ELEVATION
SPATIAL SEPARATION CALCULATION
BCBC 2018 PART 3 TABLE 3.2.3.1.-D

AREA OF EXPOSED BUILDING FACE:         28.81m2 (310.13sq.ft)
LIMITING DISTANCE:          2.09m (6.9ft)
ALLOWABLE OPENINGS:    26.4% [7.6m2(81.7sq.ft)]
PROPOSED OPENINGS:                26.3% [7.59m2(81.67sq.ft)]

FIRE RESISTANCE RATING PER 3.2.3.7.    45MIN
CLADDING PER 3.2.3.7.           NONCOMBUSTIBLE
CONSTRUCTION PER 3.2.3.7.          N/A

UNIT B2 UNIT B2 UNIT B2 UNIT B2 UNIT B1

UNIT A2

UNIT A1, A2 & A3- EAST ELEVATION
SPATIAL SEPARATION CALCULATION
BCBC 2018 PART 3 TABLE 3.2.3.1.-D

AREA OF EXPOSED BUILDING FACE:           13.94m2 (150.0sq.ft)
LIMITING DISTANCE:          2.09m (6.9ft)
ALLOWABLE OPENINGS:    38.9% [5.4m2(58.4sq.ft)]
PROPOSED OPENINGS:                     38.8% [5.4m2(58.2sq.ft)]

FIRE RESISTANCE RATING PER 3.2.3.7.    45MIN
CLADDING PER 3.2.3.7.          NONCOMBUSTIBLE
CONSTRUCTION PER 3.2.3.7.         N/A

UNIT D UNIT C2 UNIT D UNIT C1

UNIT A3 UNIT A2 UNIT A2 UNIT A1

COMMERCIAL

UNIT E

UNIT C1 & C2 - WEST ELEVATION
SPATIAL SEPARATION CALCULATION
BCBC 2018 PART 3 TABLE 3.2.3.1.-D

AREA OF EXPOSED BUILDING FACE:           33.46m2 (360.2sq.ft)
LIMITING DISTANCE:         2.08m (6.8ft)
ALLOWABLE OPENINGS:   24.8% [8.3m2(89.3sq.ft)]
PROPOSED OPENINGS: 23.3% [7.80m2(84.0sq.ft)]

FIRE RESISTANCE RATING PER 3.2.3.7.         1HR
CLADDING PER 3.2.3.7.           NONCOMBUSTIBLE
CONSTRUCTION PER 3.2.3.7.         N/A

UNIT B1

UNIT C2 UNIT D

UNIT D- WEST ELEVATION
SPATIAL SEPARATION CALCULATION
BCBC 2018 PART 3 TABLE 3.2.3.1.-D

AREA OF EXPOSED BUILDING FACE:          26.50m2 (285.2sq.ft)
LIMITING DISTANCE:         2.08m (6.8ft)
ALLOWABLE OPENINGS:   27.2% [7.2m2(77.7sq.ft)]
PROPOSED OPENINGS:               22.1% [5.85m2(63.00sq.ft)]

FIRE RESISTANCE RATING PER 3.2.3.7.    45MIN
CLADDING PER 3.2.3.7.          NONCOMBUSTIBLE
CONSTRUCTION PER 3.2.3.7.         N/A

UNIT C2 UNIT DUNIT C1 UNIT D

UNIT B2 UNIT B2 UNIT B2 UNIT B2 BIKE STORAGE

UNIT E - WEST ELEVATION
SPATIAL SEPARATION CALCULATION
BCBC 2018 PART 3 TABLE 3.2.3.1.-D

AREA OF EXPOSED BUILDING FACE:             53.0m2 (571.1sq.ft)
LIMITING DISTANCE:         2.08m (6.8ft)
ALLOWABLE OPENINGS:              21.2% [11.3m2(121.1sq.ft)]
PROPOSED OPENINGS:                  13.9% [7.4m2(79.5sq.ft)]

FIRE RESISTANCE RATING PER 3.2.3.7.        1HR
CLADDING PER 3.2.3.7.          NONCOMBUSTIBLE
CONSTRUCTION PER 3.2.3.7.         N/A

COMMERCIAL

UNIT B1 & B2 - WEST ELEVATION
SPATIAL SEPARATION CALCULATION
BCBC 2018 PART 3 TABLE 3.2.3.1.-D

AREA OF EXPOSED BUILDING FACE:           10.43m2 (112.3sq.ft)
LIMITING DISTANCE:         2.08m (6.8ft)
ALLOWABLE OPENINGS:   45.0% [4.7m2(50.6sq.ft)]
PROPOSED OPENINGS: 23.8% [2.48m2(26.7sq.ft)]

FIRE RESISTANCE RATING PER 3.2.3.7.    45MIN
CLADDING PER 3.2.3.7.           NONCOMBUSTIBLE
CONSTRUCTION PER 3.2.3.7.         N/A

COMMERCIAL - WEST ELEVATION
SPATIAL SEPARATION CALCULATION
BCBC 2018 PART 3 TABLE 3.2.3.1.-D

AREA OF EXPOSED BUILDING FACE:             22.6m2 (243.0sq.ft)
LIMITING DISTANCE:         2.08m (6.8ft)
ALLOWABLE OPENINGS:   29.8% [6.7m2(72.4sq.ft)]
PROPOSED OPENINGS:   12.3% [2.8m2(30.0sq.ft)]

FIRE RESISTANCE RATING PER 3.2.3.7.    45MIN
CLADDING PER 3.2.3.7.          NONCOMBUSTIBLE
CONSTRUCTION PER 3.2.3.7.         N/A

UNIT B1 - NORTH ELEVATION
SPATIAL SEPARATION CALCULATION
BCBC 2018 PART 3 TABLE 3.2.3.1.-D

AREA OF EXPOSED BUILDING FACE:              17.6m2 (189.5sq.ft)
LIMITING DISTANCE:     3.96m (12.99ft)
ALLOWABLE OPENINGS:                98.7% [17.4m2(186.9sq.ft)]
PROPOSED OPENINGS:          4.0% [0.7m2(7.5sq.ft)]

FIRE RESISTANCE RATING PER 3.2.3.7.    45MIN
CLADDING PER 3.2.3.7.         N/A
CONSTRUCTION PER 3.2.3.7.         N/A

UNIT B1

UNIT C1

UNIT A1

UNIT C1 - NORTH ELEVATION
SPATIAL SEPARATION CALCULATION
BCBC 2018 PART 3 TABLE 3.2.3.1.-D

AREA OF EXPOSED BUILDING FACE:               66.8m2 (719.2sq.ft)
LIMITING DISTANCE:     3.96m (12.99ft)
ALLOWABLE OPENINGS:                46.6% [31.1m2(335.2sq.ft)]
PROPOSED OPENINGS:       5.8% [3.9m2(42.0sq.ft)]

FIRE RESISTANCE RATING PER 3.2.3.7.    45MIN
CLADDING PER 3.2.3.7.         N/A
CONSTRUCTION PER 3.2.3.7.         N/A

UNIT E - SOUTH ELEVATION
SPATIAL SEPARATION CALCULATION
BCBC 2018 PART 3 TABLE 3.2.3.1.-D

AREA OF EXPOSED BUILDING FACE:               27.7m2 (297.7sq.ft)
LIMITING DISTANCE:   11.08m (36.35ft)
ALLOWABLE OPENINGS:                 100% [27.7m2 (297.7sq.ft)]
PROPOSED OPENINGS:     18.8% [5.2m2(56.0sq.ft)]

FIRE RESISTANCE RATING PER 3.2.3.7.         N/A
CLADDING PER 3.2.3.7.         N/A
CONSTRUCTION PER 3.2.3.7.         N/A

COMMERCIAL

UNIT E UNIT E

COMMERCIAL - SOUTH ELEVATION
SPATIAL SEPARATION CALCULATION
BCBC 2018 PART 3 TABLE 3.2.3.1.-D

AREA OF EXPOSED BUILDING FACE:               21.1m2 (313.3sq.ft)
LIMITING DISTANCE:      9.86m (32.35ft)
ALLOWABLE OPENINGS:                 100% [21.1m2 (313.3sq.ft)]
PROPOSED OPENINGS:                 60.9% [17.7m2(190.7sq.ft)]

FIRE RESISTANCE RATING PER 3.2.3.7.         N/A
CLADDING PER 3.2.3.7.         N/A
CONSTRUCTION PER 3.2.3.7.         N/A
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SHADOW OVERLAY OF PROPOSED &  EXISTING BUILDINGS

SHADOWS FROM EXISTING BUILDINGS

SHADOWS FROM PROPOSED BUILDING

JUNE 21 - 8:00AM JUNE 21 - 12:00PM JUNE 21 - 5:00PM

MARCH / SEPTEMBER 21 - 9:00AM MARCH / SEPTEMBER 21 - 12:00PM MARCH / SEPTEMBER 21 - 4:00PM

DECEMBER 21 - 10:00AM DECEMBER 21 - 12:00PM DECEMBER 21 - 3:00PM
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allowing screening.
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shrubs. Features Tall Oregon 
Grape, Herbert Evergreen 
Azalea, Deer Fern and Hicks 
Yew.  

Hardwood bench on folded steel plate. 
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Large Shrubs
ID Quantity Botanical Name Common Name Size
MaAq 5 Mahonia aquifolium Tall Oregon Grape # 5 pot
TaMeH 7 Taxus x media 'Hicksii' Hicks Yew #5 pot

Perennials, Annuals and Ferns
ID Quantity Botanical Name Common Name Size
BlSp 7 Blechnum spicant Deer Fern #1 pot
CaaKF 6 Calamagrostis x acutiflora 'Karl Foerster' Karl Foerster Feather Reed Grass #1 pot
HeSe 11 Helictotrichon sempervirens Blue Oat Grass #1 pot

0

Small Shrubs
ID Quantity Botanical Name Common Name Size
AzJH 4 Azalea japonica 'Herbert' Herbert Evergreen Azalea #5 pot
LaO 13 Lavandula officinalis English Lavender #1 pot

0

Trees
ID Quantity Botanical Name Common Name Size
AcCi 4 Acer circinatum Vine Maple 6cm cal.
AcRuA 1 Cercidiphyllum japonicum Katsura Tree 6 cm cal.

0

Recommended Nursery Stock

Notes:

1. All work to be completed to current BCSLA Landscape Standards
2. All soft landscape to be irrigated with an automatic irrigation system

Total:5

Total: 12

Total: 17

Total: 24

STRATAVAULT 45" SOIL CELLS

PLANTING PALETTE

1.8M Ht. Wood Privacy Fence-Typical Elevation
Scale: 1:252

1800

Notes:
1. All cedar to be S4S Cedar, #2 or 
better; stained black, two coats.
2. All footings and connection 
hardware to be reviewed by 
structural engineer prior to 
installation. 
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concrete.
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In this case, our preliminary assessment of the site has indicated that; 
 

➢ No Bylaw Protected trees are positioned on the lot.  
➢ No trees have been identified for removal. 
➢ Six (6) Bylaw Protected Trees are positioned off site. We have estimated that more than 

likely root impacts will occur due to tree positioning and anticipated tree root 
formations.  

➢ Two (2) sets of hedging are positioned off site and will more than likely be impacted by 
the development process.  

 
Figure #1 - Tree Inventory – Proposed Impact Area 
 

Tag # Spec. DBH 
(cm) 

Ht 
(M) 

PRZ 
(M) 

CRZ 
(M) 

Health 
P/F/G 

Structure 
P/F/G 

Impact 
L/M/H 

Tolerance 
L/M/H 

Bylaw 
Prot. 

Retain Position Comments 

051 Pl Plum  50 7 9 5 F P L/M M Bylaw X Off site  Positioned 
approximately 2.5m 
off building setback 

052 Cherry 34 8 6 3 F P L M Bylaw X Off Site   Positioned 
approximately 3.25m 
off building setback 

053 Holly 35 7 6 3 F F L M Bylaw X Off site  Positioned 
approximately 3.0 m 
off building setback 

054 K  
Dogwood 

28 8 6 3 F F L M Non-
Bylaw 

X Off site  Positioned 
approximately 3.0 m 
off building setback 

055 E cedar  8 6 1 1 F F L/M L Non-
Bylaw 

X Off site Hedge at P/L – 2m 
off building setback 

056 E cedar 14 6 2 1 F F L/M L Non- 
Bylaw 

X Off Site Hedge at P/L – 2m 
off building setback 

057 E cedar 10 6 1 1 F F L/M L Non- 
Bylaw 

X Off Site Hedge at P/L – 2m 
off building setback 

058 E cedar 7 6 1 1 F F L/M L Non- 
Bylaw 

X Off Site Hedge at P/L – 2m 
off building setback 

059 E cedar 15 6 2 1 F F L/M L Non- 
Bylaw 

X Off Site Hedge at P/L – 2m 
off building setback 

0510 E cedar 10 6 1 1 F F L/M L Non- 
Bylaw 

X Off site Hedge at P/L – 2m 
off building setback 

0511 E cedar 10 4 1 1 F F L/M L Non- 
Bylaw 

X Off site Hedge at P/L – 2m 
off building setback 

0512 E cedar 12 6 1 1 F F L/M L Non- 
Bylaw 

X Off site Hedge at P/L – 2m 
off building setback 

0513 E cedar 20 6 2 1 F F L/M L Non- 
Bylaw 

X Off site Hedge at P/L – 2m 
off building setback 

0514 E cedar 10 5 1 1 F F L/M L Non- 
Bylaw 

X Off site Hedge at P/L – 2m 
off building setback 

0515 E cedar 10 6 1 1 F F L/M L Non- 
Bylaw 

X Off site Hedge at P/L – 2m 
off building setback 

0516 cypress 10 7 1 1 F P L/M M Non- 
Bylaw 

X Off site Hedge formation 

0517 cypress 20 7 2 1 F P L/M M Non- 
Bylaw 

X Off site Hedge formation 

0518 cypress 18 7 2 1 F P L/M M Non- 
Bylaw 

X Off site Hedge formation 

0519 cypress 16 7 2 1 F P L/M M Non- 
Bylaw 

X Off site Hedge formation 

0520 cypress 19 7 2 1 F P L/M M Non- 
Bylaw 

X Off site Hedge formation 

0521 Hazel 40 6 5 3 F P L/M M Bylaw X Off site 5 x stem, 13,15,13,12 
& 12cm 

0522 Hazel 53 6 6 3 F P L/M M Bylaw X Off site 4 x stem, 20,14,17 & 
16cm 
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Although the site has been assessed, trees in the landscape are dynamic and changes 
could occur.  This report is a static representation of the site during our assessment – 
Performed Aug 11, 2023 
 

MMBU Aug 13, 9:55am  

MMBU Dec 4, 2023 

 

Figure #5 Tree Replacement – Schedule E - Requirements  

 
 A B C D  

Tree 

Status 

Total # 

Protected 

Trees 

# Of Trees 

to be 

Removed 

# Of New or 

Replacement Trees 

to be Planted 

# Of Existing Non-

Protected Trees 

Counted as 

Replacements 

Net Change 

(A-B+C+D) 

Onsite 

trees 

0 0 4 0 4 

Offsite 

trees 

6 0 0 0 6 

Municipal 

trees 

0 0 1 0 1 

Total 6 0 5 0 +11  

 

 

Figure #6 – Tree Planting Area Soil Volume Chart 

 
     Replacement Trees Proposed     Soil Volume Required 

Planting 

Area 

Area (m2) Soil 

Volume 
Multiplier 

A. Est. 

Soil 
Volume 

B. # Small  C. 

#Medium 

D # 

Large 

E. 

small 

F. 

Medium 

G. 

Large 

Total 

    ONSITE       
Planting 

Area 1 

8 1 9    9   9 

Planting 
Area 2 

8 1 9    9   9 

Planting 

area 3 

8 1 9    9   9 

Planting 
area 4 

8 1 9    9   9 

Planting 

Artea 5 
BLVD 

56 .25 14    14   14 

    OFFSITE       
Planting 

Area 

OSA x 

          

    Calculations       

       If B=1, 
Bx8 if 

B>1, 

Bx6 

IF C=1, 
CX20 if 

C>1, 

Cx15 

If 
D=1, 

Dx35 

If 
D>1, 

Dx30 

E+F+G 
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Mayor and Council 
City of Victoria, 
1 Centennial Square, 
Victoria, BC 
V8W 1P6 
 
 
Letter to Mayor and Council 
 
 
Re: Rezoning and Development Permit Application, 1276 Gladstone Street        
 

Dear Mayor and Councilors, 

On behalf of the applicant, Ashley and Tonny Kiptoo, residents and active members of the Fernwood 
community, we submit this application for a site-specific rezoning and Development Permit for a mixed-
use multi-family development at 1276 Gladstone Street.  

 

Project Summary 

Situated right in the heart of Fernwood, adjacent to the Village Square, the subject site is in a “walkers 
paradise” with a 94% walking score, very bikeable with excellent access to transit. The proposed 
development is for a dynamic car-free, four-storey mixed-use building containing ground-oriented 
commercial space and rental housing. The proposed residential unit-mix is comprised of 5 studio units, 5 
one-bedroom units, 2 two-bedroom units and 6 three-bedroom family units, with private outdoor roof top 
spaces. Other common residential amenity spaces include a common patio/BBQ area, three bike storage 
rooms and a secure residential storage room. The applicants envision a bakery or similar hospitality type 
retailer for the commercial space with indoor and outdoor patio seating for public use. 

 

Project Benefits: 

The project will add to Victoria’s Missing Middle housing stock, which accounts for just five per cent of 
new home construction, with apartments, condos and detached houses making up the other 95 per cent. 
This project will create 16 net new housing units on the site, with 45% of the new homes being 2 & 3 
bedroom, family sized housing options, and 5 of the accessible ground level units are also designed as 
adaptable dwellings. The added density/housing proposed on the site provides additional housing options 
for those wishing to remain in the City, thereby supporting the local economy and sustainability initiatives. 
The housing tenure will be rental in perpetuity and will hopefully add stock to the shortage of rental 
housing and the Cities corresponding initiatives. Additional to the community car share benefits, sidewalk 
and boulevard improvements listed below, the project will contribute approximately $25,000 in additional 
property taxes per year. 

 

mailto:charper@charch.ca
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Design and development permit guidelines  

The proposal adheres to the Fernwood Village Design Guidelines and Multi-Unit Residential, Commercial 
Guidelines. The building is designed with sensitivity to context, and builds upon without replication or 
mimicry, the character of Fernwood village through a contemporary application of brick and storefront 
glazing. Further, the proposed ground-oriented commercial space with residential use above is in 
character with the rest of Fernwood Square. 

Details of the design addressing the Fernwood Village Design Guidelines and Multi-Unit Residential, 
Commercial Guidelines include but are not limited to the following: 

• Highly transparent storefront and articulated ground floor with recessed entry emphasize and 
punctuate the commercial area. 

• Use of high-quality and/or textured materials including brick, brick accents and metal canopies at 
street façade. The project proposes to repurpose reclaimed brick from local “unbuilding” 
companies on the street and rear facades, true to Fernwood’s sustainable recycle culture and 
environmental consciousness.  

• Brick banding as a form of contemporary ornamentation and detailing. 
• Vertically proportioned punched residential window openings. 
• Back-of-house features have been located at the lower floor level to maintain the integrity of the 

street frontage. Water entry and electrical room are located below the building, and adjacent to 
street to provide convenient access for BC Hydro and efficient tie-in to municipal services. 

• Ground floor units are designed as adaptable dwelling units. 
• Private rooftop patios for the family units provide the opportunity for urban farming, private family 

outdoor space. The rooftops are set back with simple forms and minimal detailing and 
articulation. 

• The proposal intends to meet the City’s tree Bylaws for onsite trees and provide for one on-street 
tree on the boulevard. 

• Native landscaping complements and balances the building’s material palette. Onsite pavers 
mark a transition from the public sidewalk to the property. Trees and planting along the west and 
rear side yard and a fence along the side and rear yards provide a buffer and privacy to 
neighbouring sites. A qualified arborist will be onsite to monitor any potential damage to offsite 
neighboring protected trees. 

 

Government Policies: 

The Land Use Designation of the site per the OCP is Small Urban Village. The proposed form of 
development is congruent with the Small Urban Village-Urban Place Guidelines which allows multi-unit 
residential up to 4-storeys with ground-oriented commercial use.  The proposed development supports 
the Fernwood Neighbourhood Plans goals to “enhance Fernwood Village with additional local-servicing 
businesses, housing options and refreshed public spaces”.  
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Neighbourhood and Impact: 

The proposed building presents as a three-storey building on the Gladstone Avenue frontage with ground 
oriented commercial space and rental housing above (and behind), which is typical of the adjacent 
Fernwood square and provide a harmonious and appropriate extension to Fernwood Village.   

 

Transportation and Infrastructure: 

The proposal is positioned for a car-free lifestyle due to its central location and the application seeks a 
variance for all required on-site vehicle parking. The proposed rental homes will be within 1 minute 
walking distance to Vic High School, 7 minutes to George Jay Elementary School and 15 mins to Central 
Middle School. The location is central to various Fernwood amenities such as neighborhood parks & 
green spaces, employment centers, Fernwood Village, Fernwood Community Center, the Belfry Theater, 
Stadacona Park, Jubilee hospital, several walk-in clinics, grocery stores and the Downtown Core. The site 
is within 100m of 2 Modo car share vehicles and is easily serviced by transit bus routes #10, #22, #24, 
#25 all within 400m.  

To further support residents to live car-free, the Transportation Demand Management measures include a 
BC Transit EcoPass for each household valued at $18,000, a Modo membership for each household 
valued at $9,000, a cash contribution of up to $55,000 toward the purchase of a fully electric shared 
vehicle and an additional contribution of $18,000 for the installation of a dual head on-street level 2 
charger on Gladstone Avenue, for a total TDM package valued at $100,000.  Additionally, the project 
meets the required short-term and long-term bike parking requirements, providing more than the minimum 
required larger cargo style bicycle parking spaces, with all bike parking spaces having easy access to a 
110v plug for charging. The proposal also provides for 75% additional long term secured secondary bike 
parking on the lower level. 

Due to the infill nature of the proposal within an established neighborhood, it is anticipated that there will 
be easier access to adequate public infrastructure to meet the proposal, including sewer, water, and 
roads, further enhancing the city’s greater objectives of sustainable infill development. The proposal 
respects a contemplated SRW, availing a portion of the property for a road dedication as part of the 
rezoning which is anticipated to provide for an expanded sidewalk and improved pedestrian experience 
along the front lot line. A site servicing plan and Sanitary Impact Assessment prepared will be provided as 
part of the Rezoning/Development Permit application. 

 

Safety and Security  

CPTED is addressed by avoiding blank, windowless walls, activity generators, clear site-lines, and 
lighting.   
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CALUC 

The following revisions have been made in response to feedback received during the CALUC preliminary 
and pre-application meetings. 

• To address concerns over building height and shade impact, the rooftop access stair closest to 
the rear yard has been removed and replaced with an exterior stair at L4, resulting in a stepped 
massing and reduced shade impact on neighbouring properties to the north. 

• Hicks Yew hedges have been added to the rear yard landscape area to act as screening in front 
of the exposed concrete wall. 

• To address privacy and overlook concerns, the extents of the rooftop patios have been pulled 
back from the western roof edge. A sightline diagram has been provided as part of the 
Rezoning/DP application, taken at the highest points of the neighbouring sights where overlook 
would be most likely. The diagram demonstrates that rooftop access stairs and guards are not 
visible from either neighbouring property and that there is no potential for overlook, unless a 
person was standing directly at the west property line on 1270 Gladstone, which is unrealistic as 
there is landscaping in this location.   

• To address environmental concerns over management of storm water drainage, site coverage 
has been reduced from 69% to 61% and permeable pavers have been added. 

• Downcast sconce lighting has been proposed to minimize light pollution to neighbouring 
properties. 

• To address concerns of a “monolithic” appearance at the rear yard elevation, brick banding has 
been added to match the street-facing elevation, additional windows have been provided and the 
façade has been broken up with the introduction of an exterior stair.   

The following items offer clarification pertaining to feedback received during the CALUC pre-
application meetings. 

• Although the building is four storeys tall, the street-oriented south façade is only three storeys tall 
and is in keeping with the character of the nearby Fernwood Square. 

• An arborist report has been provided as part of the Rezoning/DP application to address concerns 
over impact to existing trees on the western and northern borders of the site. 

• A site servicing plan and Sanitary Impact Assessment prepared by Island Engineering has been 
provided as part of the Rezoning/DP application. 

• The frequency of waste management pickups will be adjusted based on the needs of the 
development to ensure that the proposed garbage area is kept tidy and well-maintained. 

 

TRG Application Review Summary 

The following revisions have been made in response to feedback received from the TRG Application 
Review Summary. 

• To address comments about providing a more distinct roof line to the building, we have increased 
the depth of the parapet flashing by 1.5” and extruded it out 1.5” to make the parapet more 
pronounced and add a shadow line.  
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• To address concern over providing windows of a scale and proportion similar to the historic 
architectural pattern, we have updated the upper windows on the front façade to double-hung 
operables, matching the predominant type of the neighbouring historic buildings.   

• The uppermost soldier course band on the brick facades have been bumped out by 1” to create 
shadows and emphasize the three-dimensional quality of the elevations as suggested by the City. 

• To address concerns over the black standing seam metal siding, the cladding on the east and 
west facades have been changed to a wood style board and batten, with variation in the spacing 
of the boards on each level to differentiate the storeys and further break up the facade. 

• The shadow study has been updated to include potential impacts during the summer and winter 
solstice, in addition to the potential impacts during the equinox already provided. 

• The outdoor patio area on Gladstone Avenue was previously included for illustrative purposes 
and has been removed from the drawings as requested.  

• The sidewalk has been widened to the internal SRW boundary and a boulevard and street tree 
have been proposed based on collaborative feedback received from the Transportation, Parks, 
Urban Design, and Planning departments. 

• Based on feedback received from the Transportation and Planning departments, the bike rooms 
on level 2 with direct access from the street have been redesigned to provide all required long-
term bicycle parking, including 5 cargo-style bicycle stalls. The bike room on the lower level has 
been redesigned to provide an additional 4 long term bicycle parking stalls, representing 70% 
above the minimum requirement. 

 

GREEN INDICATORS 
CATEGORY GREEN ITEMS 
Rating System BC Energy Step Code 3 
Site Selection and Design • Thermally efficient building form and orientation 

• High performance windows  
• Appropriately sized windows for passive heating 
• Passive ventilation for summer months 
• Exterior Roof Insulation 
• Low window to wall ratio. 
• Canopies to reduce solar gain in summer month 

Innovation and design  Solar Panel Ready, including: 
• Conduit to roof 
• Additional electrical panel size and space 

Building Reuse Use of salvaged brick 
Transportation • Omission of parking will reduce Green House gas 

emissions. 
• Dedicated bike parking room. 
• Walkable and biking distance to employment centers and 

amenities 
• Provision of car-share memberships and transit passes 

Energy Efficiency • Energy modeling and on-site testing to meet requirements 
of BCBC Step Code 3 
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Water Water conservation initiatives, including: 
• Faucets with flow rate of 8L/min or less  
• Showerheads with flow rate of 8L/min of less  
• Dual flush toilets with ultra-low flow (4.5L per flush or less)  

Landscaping and Urban Forest • Only native and adapted vegetation 
• Drought tolerant vegetation. 

 

In summary, our application embodies a thoughtful and comprehensive approach to sustainable urban 
infill development, aligning with city policies, community aspirations, and environmental goals. We 
appreciate your careful consideration of this proposal. 

 

Sincerely, 

 

 

Colin Harper 
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