
Advisory Design Panel  November 10, 2021 
Development Permit No. 000594 for 1326 Pandora Avenue Page 1 of 7 
 

 

 
 
Advisory Design Panel Report 
For the Meeting of November 24, 2021 
 
 
To: Advisory Design Panel Date: November 10, 2021 

From: Jim Handy, Manager, Planning & Regulatory Services 

Subject: 
 
Rezoning Application No. 00767 and Development Permit No. 000594 for 
1326 Pandora Avenue 

 
 
EXECUTIVE SUMMARY 
 
The Advisory Design Panel (ADP) is requested to review a Rezoning Application and 
Development Permit Application for 1326 Pandora Avenue and provide advice to Council. 
 
The application proposes to construct four townhouses.  The overall proposed density is 1:1 
floor space ratio. 
 
The property is situated within Development Permit Area 13: Core Songhees and the following 
documents were considered in assessing this Application: 

• Official Community Plan (OCP, 2012) 

• Advisory Design Guidelines for Buildings, Signs and Awnings (1981) 

• Design Guidelines for Multi-Unit Residential, Commercial and Industrial Development 
(2012, revised 2019). 
 

It is considered that there are elements of the proposal that are not entirely consistent with the 
applicable Design Guidelines and staff are looking for commentary from the ADP with regard to: 

• response to context 
• orientation and form of building 
• proposed exterior building materials.  

 
BACKGROUND 
 
Project Details  
 
Applicant: Formwell Homes 

 
Architect: Brendan Callander, September Architecture and Interiors 

 

Development Permit Area: Development Permit Area 16: General Form and Character 
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Heritage Status: 

 
N/A 
 

The existing site is currently vacant and the applicant is seeking to rezone the property to a site 
specific zone to permit a four-unit townhouse building.  The following data table compares the 
proposal with existing site zoning (i.e. the R-2 Zone, Two Family Dwelling District), the RT Zone, 
Traditional Residential Attached Dwelling District and the heights and density contemplated in 
the Traditional Residential Urban Place Designation as set out in the OCP. 
 

 
Zoning Criteria 

 
Proposal 

 
R-2 Zone 
(existing 

zone) 
 

 
 

RT Zone 

 
 

OCP 
 

Site area (m2) – minimum 549 555 920 N/A 

Density (Floor Space Ratio) – 
maximum 

1:1 0.5:1 
 

1:1 
 

1:1 

Lot Width (m) - minimum 13.36 15 
 

20 
 

N/A 

Height (m) – maximum 10.38 7.6 
 

10.5 
 

N/A 

Storeys - maximum 3 2 
 

3 
 

3 

Site Coverage (%) - maximum 35.8 40 
 

50 
 

N/A 

Open Site Space (%) - minimum 32.2 30 
 

30 
 

N/A 

Setbacks (m) – minimum     

Front 
 
Rear 
 
Side (east) 
 
Side (west) 
 

6 
 

4 
 

1.5 
 

3.2 
 

6 
 

14.41 
 

1.5 
 
3 
 

7.5 
 

4 
 

4 
 

4 

N/A 

Parking – minimum 4 Schedule C: 
4 

Bicycle parking stalls – 
minimum   
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Zoning Criteria 

 
Proposal 

 
R-2 Zone 
(existing 

zone) 
 

 
 

RT Zone 

 
 

OCP 
 

 
 
Long Term 

 
 

8 

Schedule C: 
 
4 
6 Short Term 6 

 
Description of Proposal 
 
The application proposes to construct a three-storey, four-unit townhouse building on a vacant 
site.  The overall proposed density is 1:1 floor space ratio. 
 
The proposal includes the following major design components: 

• four, three-bedroom townhouses 
• three storey building height 
• townhouses oriented perpendicular to Pandora Avenue 
• corrugated metal screens (perforated and non-perforated) as the primary exterior 

finishing material 
• private interior landscaped courtyard spaces 
• private vehicle parking and bicycle parking space for each unit. 

 
Exterior building materials include: 

• corrugated perforated and non-perforated metal screens (mist green) 
• cast in place architectural concrete 
• transparent glass windows with white vinyl frames. 

 
Landscaping elements include: 

• interior courtyard garden spaces for each unit 
• shared front and rear yard amenity spaces 
• hardscape materials including; permeable pavers (driveway), concrete, gravel, 

flagstones and Corten patio edging. 
 
Sustainability Features 
 
As indicated in the applicant’s project brief dated October 13, 2021, the applicant is proposing 
the following sustainability features: 
 

• built to a minimum Step Code 3 
• each unit will be equipped to include EV charging stations as well as charging outlets for 

EV bikes  
• perforated screens in front of primary windows will reduce passive solar gain 
• each unit will include solar roof panels 
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• not using natural gas, thus reducing the emissions of greenhouse gases. 
 

Consistency with Design Guidelines 
 
Official Community Plan 
 
The subject site is designated as Traditional Residential in the Official Community Plan (OCP), 
which envisions multi-unit buildings up to three-storeys and with total floor space ratios up to 
approximately 1:1, including attached residential and apartments on arterial and secondary 
arterial streets (Pandora Avenue is a secondary arterial street).   
 
The objectives of the General Form and Character Development Permit Area designation that 
are relevant to this proposal are: 

• to support multi-residential developments that provide a sensitive transition to adjacent 
and nearby areas with built form that is often three storeys, or lower 

• to integrate multi-unit residential buildings in a manner that is complementary to 
established place character in a neighbourhood 

• to enhance the place character of established areas and their streetscapes through high 
quality of architecture, landscape and urban design that responds to each distinctive 
setting through sensitive and innovative interventions 

• to achieve more liveable environments through considerations for human-scaled design, 
quality of open spaces, privacy impacts, safety and accessibility. 
 

The proposed use, height and density are consistent with the OCP Traditional Residential 
Urban Place designation, however, staff are seeking the Panel’s feedback in relation to the way 
that the proposal responds to context and contributes to the streetscape. 
 
Fernwood Neighbourhood Plan 
 
The Fernwood Neighbourhood Plan (1994) identifies the subject site in an area where the 
retention of duplex zoning is envisioned.  It should be noted that the OCP contains the most 
recent adopted Council policies for this area, which envisions small apartment buildings along 
arterial and secondary arterial streets. 
 
Design Guidelines  
 
Multi-Unit Residential, Commercial & Industrial Design Guidelines 
 
The Multi-Unit Residential, Commercial & Industrial Design Guidelines are applicable.  Design 
Guidelines most relevant to the proposed development seek the following: 
 

• an architectural approach providing unity and coherence in relation to the existing 
developed context through the use of appropriate forms, massing, building articulation 
and features 

• building designs that are sensitive and innovative in response to context 
• multi-unit residential development directly abutting any residential building that are lower 

and smaller in scale should provide a transition in its form and massing to lower-density 
building forms and be designed to address privacy 

• buildings that are oriented to, and have a strong relationship with, the public street 
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• buildings that have strong entry features and are designed to encourage interaction with 
the street 

• multi-unit residential developments that are oriented to allow exposure to natural light 
• roof forms that complement the character of buildings in the immediate context 
• exterior building materials that are high quality, durable and capable of weathering 

gracefully  
• rich and varied architectural materials that enhance and articulate street frontages 
• parking that is located underground to the rear of buildings to minimize the impact on 

streetscape appearance. 
 
The proposal would appear to propose a relatively unique design solution on a relatively small, 
narrow site, particularly in terms of the existing surrounding built context.  However, it is 
acknowledged that there are a variety of building forms and housing typologies in the vicinity of 
the subject site.   
 
Staff are seeking ADP’s advice on whether the project would benefit from design revisions to 
better achieve the objectives described in the aforementioned design guidelines, particularly 
with respect to built form, orientation, response to the surrounding context and the use of 
exterior materials. 
 
Advisory Design Guidelines for Buildings, Signs & Awnings 
 
The Advisory Design Guidelines for Buildings, Signs & Awnings states that in evaluating design, 
particular emphasis will be placed on the following elements (amongst others); context, 
massing, detailing, street relationship, textures and colours. 
 
As outlined above, staff are seeking ADP’s feedback in relation to matters relating to context, 
street relationship, building form and materials. 
 
ISSUES & ANALYSIS 
 
The following sections identify and provide a brief analysis of the areas where the ADP is 
requested to provide commentary. 
 
Response to Context 
 
The applicable Design Guidelines seek to ensure that new development is sensitive and 
complimentary to the existing built context.  In contrast to the proposed development, the 
properties immediately to the east and west of the subject site are occupied by single-storey, 
single family dwellings with pitched roofs.  Beyond the immediate neighbouring properties there 
are a variety of housing forms and typologies, including duplexes and small apartment buildings 
with various roof forms and standing up to three-storeys in height. 
 
Although it is noted that there are duplex developments in the vicinity that have been 
constructed perpendicular to the street, given its form and use of materials, the proposed 
development would appear to represent a relatively unique design solution in this area. 
 
Staff are seeking ADP feedback to determine whether the project would benefit from design 
revisions to provide a better response to the existing context.   
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Orientation and Building Form 
 
The Design Guidelines encourage buildings that are oriented to and have a strong relationship 
with the street.  Given the narrow nature of the lot the proposed townhouses are oriented 
perpendicular to the street.  Although the end unit, closest to Pandora Avenue does have a 
main entrance facing the street, the other three units are oriented towards the side yards of the 
subject site.  To minimize privacy impacts there is little fenestration on the side elevations of the 
building and the windows that are proposed would be opaque to prevent overlooking.  However, 
this potentially results in rather lengthy three-storey side elevations, consisting predominantly of 
blank corrugated metal siding, extending into the rear of the site. 
 
Staff are seeking ADP feedback in relation to the proposed building orientation and built form 
and, in particular, whether design revisions are possible that would result in a stronger street 
relationship. 
  
Proposed Materials 
 
The Design Guidelines recommend the use of exterior building materials that are high quality, 
durable and capable of weathering gracefully.  In addition, the use of rich and varied 
architectural materials that enhance and articulate street frontages are encouraged. 
 
The application proposed the use of mist green colour perforated and non-perforated corrugated 
metal screen as the predominant exterior building material. 
 
Staff are seeking ADP feedback relating to the appropriateness of the proposed exterior 
finishing materials in light of the above guidelines and the existing context. 
 
OPTIONS 
 
Option 1 
 
That Advisory Design Panel recommend to Council that Rezoning Application No. 00767 and 
Development Permit Application No. 000594 for 1326 Pandora Avenue be approved as 
presented. 

 
Option 2 
 
That Advisory Design Panel recommend to Council that Rezoning Application No. 00767 and 
Development Permit Application No. 000594 for 1326 Pandora Avenue be approved with the 
following changes: 
 

• as listed by the ADP.  
 
Option 3 
 
That Advisory Design Panel recommend to Council that Rezoning Application No. 00767 and 
Development Permit Application No. 000594 for 1326 Pandora Avenue do not sufficiently meet 
the applicable design guidelines and polices and should be declined (and the key areas that 
should be revised include:) 
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• as listed by the ADP, if there is further advice on how the Application could be improved. 
 
 
ATTACHMENTS 
 

• Aerial Map 
• Subject Map 
• Plans date stamped October 13, 2021 
• Applicant’s project brief dated October 13, 2021 

 
cc:  Sam Ganong, Formwell Homes 







Revisions

Received Date:
October 13, 2021
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ID

Quantity Symbol

Latin Name Common Name

Category Height in maturity Spread in maturity

Ag

1

Acer griseum Paperbark Maple

Tree 6-9m 5-6m

Gt 3 Gleditsia triacanthos

Honey Locust

Tree 18m 12m

Ap

4

Acer palmatum

'Seiryu'

Seiryu Japanese Maple

Tree 6m 4.5m

1 Boulevard Tree
Street tree species to be determined by Parks at BP

NOTE:STREET TREES MUST HAVE ONE DOMINANT CENTRAL LEADER OR SINGLE STRAIGHT TRUNK, 6-8 CM DIAMETER CALIPER MEASURED 15 CM ABOVE

GROUND, A WELL-BALANCED CROWN WITH BRANCHING STARTING AT 1.8 M - 2.5 M ABOVE GROUND, AND BE PLANTED PER CITY OF VICTORIA SUPPLEMENTAL
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Shrub Planting Plan

ID

Quantity Symbol

Latin Name Common Name

Category Height at maturity Spread at maturity

Size Pollinator

Food bearing

Native

Ls 14

Liriope spicata 'Silver dragon' Liriope Silver Dragon

Perennial 30cm 30cm X

Ac 8

Aralia cordata 'Sun King'

Golden Japanese

Spikenard

Perennial 80cm 80cm X

Ch 8

Cephalotaxus harringtonia 'prostrata'

Spreading Japanese Plum

Yew

Shrub 90cm 120cm

Cca 30 Cornus canadensis

Bunchberry

Groundcover 25cm 30cm X X

Pm 17

Polystichum munitum

Western sword fern Fern 45cm 90cm X

Bs 17

Blechnum spicant

Deer Fern Fern 59cm 60cm X

Cc 12

Chondrus crispus

Irish moss Groundcover 24cm

As 3 Artemisia schmidtiana Silvermound Shrub 30cm 60cm

Lm 3

Liriope muscari Big Blue Lilyturf

Perennial 45cm 30cm X

Ms 6

Miscanthus sinensis 'Morning Light'

Chinese Silver Grass Grass 120-180cm 90cm

Vo 5 Vaccinium ovatum

Evergreen huckleberry

Shrub 1.8m 3m X X X

Ss 5 Soleirolia soleirolii

Angel's Tears

Groundcover 15cm 22-30cm

Gv 6

Grevillea victoriae 'Murray Valley

Queen'

Evergreen Victoriae

Shrub 1.8m 2.7m X

Pa 4

Phyllostachys aurea 'Koi'

Koi Bamboo Shrub 8m 5m

Td 12 Thuidium delicatulum Fern Moss Groundcover 60cm 45cm

Pp

27

Polystichum polyblepharum

Tassel Fern Fern 60cm 90cm

De 9

Dryopteris erythrosora

Autumn Fern Fern 45cm 50cm

PLANT CATEGORY PERCENTAGE

Total landscaped

area (m

2

)

158

Pollinator 37%

Food bearing

2%

Native 37%
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ABOUT

This project brief outlines Curate’s 
development vision for a new townhouse 
development in the Fernwood 
Neighbourhood. Included in this document 
is an overview of the proposed development 
concept, the applicable policy documents 
and guidelines, and our overall rationale with 
additional supporting information. 

PROJECT TEAM

Curate Developments
September Architecture
Biophilia Design Collective

PROJECT CONTACT

Sam Ganong
Curate Developments
sam@curatedevelopments.com
250 589 3254

PROPERTY

1326 Pandora Avenue
Victoria, BC V8V 3R5

Lot 11, Spring Ridge, Victoria City, Plan 991
PID: 008-123-331

APPLICATION BRIEF

December 2020
Revised September 2021

APPLICATION TYPE

Rezoning Application
Development Permit Application
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Project Team

Curate Developments

September Architecture

Biophilia Design Collective

Curate is a design focussed real esate development company 
based in Victoria, BC. We work to combine the best of modern 
appraoches with timeless design principles to create homes with 
lasting relevance and value. 

We look for opportunities to help create something a little 
different. Through our passion for architecture, urban design, and 
healthy communities, we are driven by our intent on creating 
better design for life. We seek to partner with like minded groups 
who inspire us and are dedicated to their craft. Our passion and 
integrity underscore our decision making process, instilling a 
foundation where our values guide us.

Founded in 2019 by Brendan Callander and Shiloh Sukkau, 
September is an emerging practice that specializes in custom 
residential and hospitality design. With their complementary 
backgrounds in construction and visual arts, September combines 
a hands-on approach to objects and spaces with specific 
attention to material, craft and concept, bringing a generous 
sensibility to all projects.
 
With a pragmatic approach to design, September is able to 
respond creatively to project restraints, and work well with clients 
who appreciate a thoughtful process, creating effective design 
that is both socially responsible and relevant. Their projects often 
invest in material exploration, and include collaborations with local 
craftspeople and artists to create warm, habitable contemporary 
spaces. 

Biophilia is a Victoria based, landscape architectural and design 
firm established in 2012.  We provide full service landscape 
design and construction supervision services for a wide range 
of project types – civic, mixed use commercial and multi-family 
residential.  We work closely with the design team and develop 
strong working relationships with fabricators and landscape 
contractors.  

As our name implies, our company focuses on the natural 
environment and human interaction with nature.  It is with this 
belief that we begin our design process, creating spaces that 
enhance the natural environment and connect people with 
nature.   We believe that nature and specifically plants, natural 
light and fresh air make humans happier. It is with this belief 
that we begin our design process, creating spaces that connect 
people with nature and enabling them to heal and thrive.
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Project Vision

Fern is a proposed townhouse development in 
the Fernwood Neighbourhood seeking to create 
homes centred around the need for more family 
housing in the city. The contemporary approach 
will provide a relevant but contrasting form 
to the neighbourhood’s older dwellings while 
reflecting the eclectic nature of its surroundings. 

HOMES FOR 
FAMILIES

Families need more 
housing options in existing 
neighbourhoods close to 
schools, work, and other 
amenities. All of our units 
are three bedrooms, with 
both the interior and 
exterior of the homes 
being designed to consider 
the needs of families. 
Bright, open living spaces, 
natural light, large outdoor 
space, and storage in the 
right spots are all design 
elements incorporated into 
these homes. 

Guilding Principles

ENVIRONMENTAL 
SUSTAINABILITY

We are dedicated to 
creating homes that have 
lasting relevance, which 
is why we are incporating 
several environemtnally 
sustainable elements. This 
includes committing to 
Step Code 3, providing 
EV and E-bike charging 
in convenient locations, 
designing passive solar 
screening, committing 
to no natural gas, and 
installing solar panels.

CONNECTION TO 
OUTDOOR SPACE

The relatively urban setting 
of the property often 
means outdoor space 
is an afterthought. The 
collaboration between 
architect and landscape 
architect has produced a 
concept with the outdoors 
central to the design. This 
approach also reflects 
the needs of families 
where access to well-
designed outdoor space 
often discourages them 
from living in more ubran 
settings. 

INSPIRING 
ARCHITECTURE

Our collaboration with 
September Architecture 
was a purposeful decision 
to ensure a creative 
appraoch was applied to 
this narrow in-fill lot. The 
collective goal is to deliver 
a contemporary form while 
reflecting the existing 
neighbourhood grain. We 
believe these opportunities 
to provide contrast 
between traditional and 
contempoary utlimately 
help celebrate the old while 
responding to our modern 
times. 
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Project
Overview

This rezoning and development permit 
application for 1326 Pandora Avenue is 
for four three-storey townhouses. Each 
unit will be 1,475 square feet with three 
bedrooms, two and a half bathrooms, 
one parking space and two bicycle 
storage spaces. The proposed density is 
0.99 FSR with a site coverage of 35.8%. 
The current zoning is R-2 (two-family 
dwelling district) and the proposed new 
zone will be site specific.
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Neighbourhood
Context

Ferwnood is a predominanty residential 
neighbourhood located towards the northeast of 
the City of Victoria. It has a lively arts culture and 
has an eclectic character loved by its residents. 
The Fernwood Square lies at the heart of the 
neighbourhood and is a pedestrian oriented 
village centre. The Belfry Theatre anchors the 
village with a pub, local retail and artisan shops, 
cafes, and other amenities are supported by 
the surrounding residents. Fernwood is also 
well served by schools, parks, and a community 
centre. Fernwood has a population of 9,975 
representing about 11% of the City of Victoria’s 
population and 5,165 housholds.

Fern
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Site Context

The property is located mid-block 
along the north side of Pandora 
Avenue between Fernwood Road 
and Camoson Street. The built 
form along this portion of Pandora 
Avenue includes a mix of single-
family dwellings, duplexes, house 
conversions, and two to four storey 
multi-unit residential buildings. To 
the north of the property are single-
family dwellings.

Looking northeast along Pandora Ave

Looking northwest along Pandora Ave

Looking south across from property
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Planning Guidance

Policy Context

OFFICIAL COMMUNITY PLAN

In terms of land development, 
the overarching goals of the 
plan include having a compact 
development pattern that uses 
land efficiently and provides 
residents with centers supporting 
economic activity and a diversity 
of housing options within walking, 
wheeling, or cycling distance. 

Our development proposal 
responds in a meaningful way to 
advancing the objectives of the 
Official Community Plan primarily 
through providing sustainable, 
walkable and cycle friendly 
housing options for families in 
a relatively urban and compact 
neighbourhood setting.

Mobility Context

AAA CYCLING NETWORK

Pandora Avenue, east of Cook Street, 
is planned to see the AAA cycling 
network extended extend to Begbie 
Street. This location has a Bike Score 
of 92, meaning daily errands can be 
accomplished on a bike. 

GREENWAYS

The property is located adajcent 
to a the People Priority Greenway 
running north/south along Camosun 
Street. This location has as Walk 
Score of 84 which is defined as very 
walkable and most errands can be 
accomplished on foot. 

TRANSIT

With Pandora Avenue being 
a Freqeunt Transit Route, the 
proposed development is well 
serviced by public transit.

People Only
People Priority
Shared

STREETS

The subject property is located 
on Pandora Avenue which is 
designated as a Secondary Arterial 
Road. 

LAND USE DESIGNATION

The subject property has a land 
use designation within the OCP 
of Traditional Residential. The 
Traditional Residential areas of the 
city consist primarily of residential 
and accessory uses in a wide 
range of primarily ground-oriented 
building forms including, single, 
duplexes, townhouses and row-
houses, house conversions, and 
low-rise multi-unit residential and 
mixed-use buildings up to three 
storeys in height located along 
arterial and secondary arterial 
roads. 

The proposed development is 
located on Pandora Avenue, which 
is designated as a Secondary 
Arterial Road. Based on this, 
the OCP supports multi-unit 
buildings up to three storeys 
including attached residential and 
apartments. The allowable density 
is up to approximately 1.0 FSR.

Our proposed height of three 
storeys and density of 0.86 FSR are 
within the OCP guidelines. 

Approved 

Planned Routes

Frequent Transit Collector
Secondary Collector
Secondary Arterial
Arterial

DEVELOPMENT PERMIT AREA 16

Our development proposal 
will include a Development 
Permit Application which runs 
concurrently with our Rezoning 
Application. As a result, our 
proposal has been designed in 
response to the applicable design 
guidelines of DPA 16: General 
Form and Character. The design 
guidelines that have been reviewed 
and applied are:

(a) Advisory Design Guidelines 
for Buildings, Signs and Awnings 
(1981)

(b) Design Guidelines for Multi-
Unit Residential, Commercial, and 
Industrial Development (2012)

(c) Guidelines for Fences, Gates 
and Shutters (2010)
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Design Concept

The core intention of this project is to provide 
thoughtfully designed homes for families to 
live in.  A significant amount of consideration 
has been put into ensuring each home receives 
a significant amount of daylight, has direct 
connection with the natural environment, and 
functions as a modern, warm, comfortable space.

Given the unique parameters of 
having a narrow and deep site as 
well as the requirement to provide 
on-site parking, we wanted to 
ensure that a connection to green-
space was prioritized. The vehicle 
access and pedestrian access have 
also been purposefully separated 
rather than shared which has 
become commong amongst urban 
infill townhouse developments. 

The interior courtyard of each unit 
is central to the design concept, 
allowing natural light into all living 
spaces and providing a seemless 
extension of the interior living 
space to the outdoors. 

A view into the courtyard is 
enjoyed from almost every room 
and corridor in the home and it 
is accessible from both the patio 
off the main living space and the 
master bedroom. This landscaping 
also extends to the parking level 
which creates a space that is both 
bright, safe, and comfortable. 

In addition to the courtyards, the 
front and rear units have additional 
yard space incporation patio space, 
stepping stones, and extensive 
plantings.

The form of the building is 
modest in size and fits within the 
existing character and grain of the 
neighbourhood. The articulation 
of the building form allows for 
privacy and maximizes window 
sizes to allow for daylight while not 
jeopardizing loss of privacy. 

The design is respectful towards 
the surrounding neighbours with 
consideration of privacy having 
no direct overlooks and carefully 
considered window placements. 

In addition, the internal courtyard 
spaces are surrounded by a 
perforated cladding that acts as 
both a passive solar shade as well 
as a privacy screen. This cladding 
will also help difuse light coming 
from the units, helping to reduce 
light pollution. 

Each of the unit entries is accessed 
from the pedestian pathway along 
the east of the property. A gate 
at the entrance to this pathway 
on Pandora Avenue incorporates 
way-finding and provides a visual 
cue leading visitors to the front 
doors. Each entry is recessed 
with a metal canopy above and a 
metal grate at the bottom which is 
slightly elevated above plantings.

Each front entry is designed 
to provide an attractive sense 
of arrival. The entries are 
recessed with a metal awning 
for weather protection and a 
metal grate underneath the 
foot which is slightly elevated 
above landscaping. Additional 
landscaping to the side of each 
front door, unit numbers, sconce 
lighting, and overlooking windows 
all provide a comfortable entry to 
each home.
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Design Inspiration

Exterior materials to be pre-finished so 
they age well and require little maintenance. 
A soft green colour is envisioned.

Perforated metal screens are incoproated 
to provide visual interest, a sense of depth 
to the design, and offer privacy for residents 
and surrounding neighbours. 

Integrating entries and balconies with 
softscape offers a well rounded and 
comortable design to enjoy at multiple 
points throughout each unit.

A contemporary approach to the exterior 
featuring private and semi-private outdoor 
space which are attractive not only during 
the day but also during the evening.

A central courtyard with understory 
plantings and a feature tree for each unit 
provides an urban escape.

1 2

3 4 5

1

2

3

4

5
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Key Design Moves

BIKES

Two secure bicycle storage 
spaces per unit have been 
located in convenient 
locations.

PEDESTRIANS

A key design consideration 
was to separate the 
pedestrian access and front 
doors away from the vehicle 
access and parking.

PARKING

Parking is tucked 
underneath each unit 
which is also adjacent 
to the lowest level of the 
landscaped courtyard.

OUTDOOR SPACE

Centering each unit around 
outdoor and green space 
guided the overall approach 
to the site layout. UNIT ORIENTATION
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Typical Floor Plan

FLOOR 0

The partially below-grade 
Floor 0 provides covereed 
vehicle parking, secure 
bicycle storage, mud room 
with entry closet and a 
powder room.

FLOOR 1

This floor functions as the 
main living area, featuring 
an open concept living, 
dining, and kitchen space, 
with the living room spilling 
out into the outdoor 
courtyard featuring a metal 
grate surface raised above 
understory softscape. 

FLOOR 2

The second floor provides 
the second and third 
bedrooms, the main 
bathroom and the washer/
dryer/linen closet.   

FLOOR 3

The third floor functions as 
the primary bedrooms with 
walk-in closet, and ensuite. 
There is also a small area at 
the top of the stairs designed 
to accomodate a workstation. 
Lastly, a recessed balcony 
access from the primary 
bedroom has been designed 
so residents can enjoy the 
outdoor courtyard from above. 
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Renderings
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Our approach to this landscape design 
was to create gardens that provide 
meaningful outdoor space for the 
residents of this development. As 
these homes are designed for families 
we provided space for both dining on 
permeable sealed gravel and play on 
a lawn area surrounded by gardens. 
These spaces have a subtle separation 
of natural stepping stones. 

The plant material is layered to create 
interest and depth in a intimate space. 
Corten walls are used to elevate the 
gardens around the lawn and patio 
to make it feel more intimate and 
iteresting. The fencing is designed 
to be pervious to light and kept low 
along the front boulevard transition 
so as to keep visual connection to the 
nighbournhood while still having a safe 
and private boundary for the users.   

Landscape
Design
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Landscape Plan

N
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Landscape Materials

Liriope Silver Dragon Aralia Cordata Sun King Spreading Plum Yew

Bunchberry

PLANTING PALETTE

ATRIUM DESIGN

HARDSCAPE MATERIALS

Deer Fern Sword Fern Angel’s Tears

Honey Locust Tree

Artemisia Liriope Muscari Miscanthus

Evergreen Huckleberry

Grevillea Victoriae Kokedama MossKoi Bamboo

In the interior garden spaces, the 
central feature is a Japanese Maple 
which will fill the interior courtyard 
space and provide a grounding 
element and focal point for each 
residence. The understory will be a 
layered native shade garden of ferns 
and delicate, lush ground cover. Tall 
bamboo will provide movement and 
softening to the exterior facade and 
entry areas. 

Permeable Pavers Smooth Concrete Permeable Gravel Flagstone Corten Patio Edging

Japanese Tassel Fern
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Sustainability

Upgraded Conditions

Base Conditions
STEP CODE

This development will be 
built to a minimum Step 
Code 3, meaning the homes 
will be at least 20% more 
energy efficient compared 
to the BC Building Code. 

ELECTRIC CHARGING

Each unit will be equipped 
to include electric vehicle 
charging stations as well as 
charging outlets for electric 
bikes within the bike 
storage area.

PASSIVE SOLAR

The design incorporates 
perforated screens in front 
of the primary living space 
windows to not only act as 
privacy screening but also 
to redeuce passive solar 
gain. This will help keep the 
units cool in the summer 
months, reducing the need 
for mechanical cooling. 

SOLAR PANELS

Each unit will include 
approximately 92 square 
feet of solar panels on the 
roof. This will provide each 
unit with a 1.7kW system 
resulting in about 2000kWh 
of solar production per unit 
per year. This will provide 
an approximate 15% energy 
offset.

NATURAL GAS

We are dedicated to 
creating sustainable and 
environmentally friendly 
homes, and for this project 
we are committing to 
eliminating the use of natural 
gas reducing the emissions of 
greenhouse gases.

Materials

1. Corrugated perforated metal screen in mist green
2. Corrugated metal siding in mist green
3. Cast in place architectural concrete
4. Transparent glass windows with white vinyl frames



38 39

Community
Engagement

We look for opportunities to engage with 
neighbours and other community stakeholders 
in a variety of ways and as often as possible. 
We are also dedicated to maintaining positive 
engagement throughout the development 
application process, and not just as we work 
through the preliminary application process. 

Engagement To-Date

Engagement Channels

DIRECT MAIL

A direct mailer was sent to all 
immediately adjacent neighbours to 
introduce them to Curate and let them 
know we would be bringing forward 
a development proposal for the 
property.

REZONING APPLICATION NOTICE 
PERIOD

As per the current CALUC process, 
a 30 day notice period whereby 
neighbours, residents, and other 
stakeholders were encouraged to 
provide feedback commenced on 
December 7, 2020. 

APPLICANT CONTACT

Sam Ganong
250 589 3254
sam@curatedevelopments.com

841 Fort Street
Victoria, BC V8W 1H8

PRESENTATION TO FERNWOOD NA

On November 5, 2020 the project team 
including the architect and landscape 
architect presented a preliminary 
development concept to the Fernwood 
Neighbourhood Association. 

CITY PLANNING

Jim Handy
250 361 0523
jhandy@victoria.ca

No. 1 Cenennial Square
Victoria, BC V8W 1N9

ONE-ON-ONE MEETINGS

We have spoken with and met directly 
with several of the immediately 
adjacent neighbours to discuss our 
preliminary development proposal.

FERNWOOD COMMUNITY
ASSOCIATION LAND USE

Alieda Blandford
Kristin Atwood
250 384 7441
fernwoodlanduse@gmail.com

1923 Fernwood Road
Victoria, BC V8T 2Y6
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