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CRU

UNIT B2

UNIT D1

UNIT A3

UNIT D1

CRU - SOUTH ELEVATION
SPATIAL SEPARATION CALCULATION
BCBC 2024 PART 3 TABLE 3.2.3.1.-D

AREA OF EXPOSED BUILDING FACE: 34.6m2 (372.4sq.ft)
LIMITING DISTANCE: 10.55m (34.61ft)
ALLOWABLE OPENINGS: 100% [34.6m2 (372.4sq.ft)]
PROPOSED OPENINGS: 50.8% [17.6m2 (189.2sq.ft)]

FIRE RESISTANCE RATING PER 3.2.3.7. N/A
CLADDING PER 3.2.3.7. COMB. OR NONCOMB.
CONSTRUCTION PER 3.2.3.7. COMB. OR NONCOMB.

UNIT A3 & B2 - SOUTH ELEVATION
SPATIAL SEPARATION CALCULATION
BCBC 2024 PART 3 TABLE 3.2.3.1.-D

AREA OF EXPOSED BUILDING FACE: 14.4m2 (154.9sq.ft)
LIMITING DISTANCE: 10.55m (34.61ft)
ALLOWABLE OPENINGS: 100% [14.4m2 (154.9sq.ft)]
PROPOSED OPENINGS: 38.7% [5.6m2 (60.0sq.ft)]

FIRE RESISTANCE RATING PER 3.2.3.7. N/A
CLADDING PER 3.2.3.7. COMB. OR NONCOMB.
CONSTRUCTION PER 3.2.3.7. COMB. OR NONCOMB.

UNIT D1 - SOUTH ELEVATION
SPATIAL SEPARATION CALCULATION
BCBC 2024 PART 3 TABLE 3.2.3.1.-D

AREA OF EXPOSED BUILDING FACE: 27.3m2 (294.1sq.ft)
LIMITING DISTANCE: 10.55m (34.61ft)
ALLOWABLE OPENINGS: 100% [27.3m2 (294.1sq.ft)]
PROPOSED OPENINGS: 40.8% [11.1m2 (120.0sq.ft)]

FIRE RESISTANCE RATING PER 3.2.3.7. N/A
CLADDING PER 3.2.3.7. COMB. OR NONCOMB.
CONSTRUCTION PER 3.2.3.7. COMB. OR NONCOMB.
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UNIT B2 - WEST ELEVATION
SPATIAL SEPARATION CALCULATION
BCBC 2024 PART 3 TABLE 3.2.3.1.-D

AREA OF EXPOSED BUILDING FACE: 31.5m2 (339.4sq.ft)
LIMITING DISTANCE: 2.00m (6.56ft)
ALLOWABLE OPENINGS: 23.7% [7.5m2 (80.4sq.ft)]
PROPOSED OPENINGS: 6.5% [2.0m2(22.0sq.ft)]

FIRE RESISTANCE RATING PER 3.2.3.7. 1HR
CLADDING PER 3.2.3.7. NONCOMBUSTIBLE
CONSTRUCTION PER 3.2.3.7. COMB. OR NONCOMB.

UNIT B1 ELEC. ROOM GARB. ROOM WATER ENTRY CRU

UNIT B2 UNIT A4 UNIT B2UNIT A4

UNIT D1 UNIT C1 UNIT D1UNIT C1

UNIT A4 - WEST ELEVATION
SPATIAL SEPARATION CALCULATION
BCBC 2024 PART 3 TABLE 3.2.3.1.-D

AREA OF EXPOSED BUILDING FACE: 13.8m2 (148.3sq.ft)
LIMITING DISTANCE: 2.00m (6.56ft)
ALLOWABLE OPENINGS: 68.1% [9.4m2 (101.2sq.ft)]
PROPOSED OPENINGS: 40.5% [5.6m2 (60.0sq.ft)]

FIRE RESISTANCE RATING PER 3.2.3.7. 45MIN.
CLADDING PER 3.2.3.7. NONCOMBUSTIBLE
CONSTRUCTION PER 3.2.3.7. COMB. OR NONCOMB.

UNIT C1 - WEST ELEVATION
SPATIAL SEPARATION CALCULATION
BCBC 2024 PART 3 TABLE 3.2.3.1.-D

AREA OF EXPOSED BUILDING FACE: 26.2m2 (281.6sq.ft)
LIMITING DISTANCE: 2.77m (9.09ft)
ALLOWABLE OPENINGS: 44.3% [11.6m2 (125.0sq.ft)]
PROPOSED OPENINGS: 42.6% [11.1m2 (120.0sq.ft)]

FIRE RESISTANCE RATING PER 3.2.3.7. 45MIN
CLADDING PER 3.2.3.7. NONCOMBUSTIBLE
CONSTRUCTION PER 3.2.3.7. COMB. OR NONCOMB.

UNIT D1 - WEST ELEVATION
SPATIAL SEPARATION CALCULATION
BCBC 2024 PART 3 TABLE 3.2.3.1.-D

AREA OF EXPOSED BUILDING FACE: 59.9m2 (644.5sq.ft)
LIMITING DISTANCE: 2.00m (6.56ft)
ALLOWABLE OPENINGS: 20.0% [12.0m2 (129.0sq.ft)]
PROPOSED OPENINGS: 10.2% [6.1m2(66.0sq.ft)]

FIRE RESISTANCE RATING PER 3.2.3.7. 1HR
CLADDING PER 3.2.3.7. NONCOMBUSTIBLE
CONSTRUCTION PER 3.2.3.7. COMB. OR NONCOMB.
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UNIT B1 - WEST ELEVATION
SPATIAL SEPARATION CALCULATION
BCBC 2024 PART 3 TABLE 3.2.3.1.-D

AREA OF EXPOSED BUILDING FACE: 31.5m2 (339.4sq.ft)
LIMITING DISTANCE: 2.00m (6.56ft)
ALLOWABLE OPENINGS: 23.7% [7.5m2 (80.4sq.ft)]
PROPOSED OPENINGS: 2.9% [0.9m2(10.0sq.ft)]

FIRE RESISTANCE RATING PER 3.2.3.7. 1HR
CLADDING PER 3.2.3.7. NONCOMBUSTIBLE
CONSTRUCTION PER 3.2.3.7. COMB. OR NONCOMB.

UNIT A3

UNIT D1

UNIT A2

UNIT A1

UNIT B2

UNIT D1

UNIT B1

UNIT A1

UNIT A2 & A3 & B1 & B2 - NORTH ELEVATION
SPATIAL SEPARATION CALCULATION
BCBC 2024 PART 3 TABLE 3.2.3.1.-D

AREA OF EXPOSED BUILDING FACE: 14.4m2 (154.9sq.ft)
LIMITING DISTANCE: 10.74m (35.24ft)
ALLOWABLE OPENINGS: 100% [14.4m2 (154.9sq.ft)]
PROPOSED OPENINGS: 38.7% [5.6m2 (60.0sq.ft)]

FIRE RESISTANCE RATING PER 3.2.3.7. N/A
CLADDING PER 3.2.3.7. COMB. OR NONCOMB.
CONSTRUCTION PER 3.2.3.7. COMB. OR NONCOMB.

UNIT A1 - NORTH ELEVATION
SPATIAL SEPARATION CALCULATION
BCBC 2024 PART 3 TABLE 3.2.3.1.-D

AREA OF EXPOSED BUILDING FACE: 13.5m2 (145.8sq.ft)
LIMITING DISTANCE: 10.74m (35.24ft)
ALLOWABLE OPENINGS: 100% [13.5m2 (145.8sq.ft)]
PROPOSED OPENINGS: 41.2% [5.6m2 (60.0sq.ft)]

FIRE RESISTANCE RATING PER 3.2.3.7. N/A
CLADDING PER 3.2.3.7. COMB. OR NONCOMB.
CONSTRUCTION PER 3.2.3.7. COMB. OR NONCOMB.

UNIT D1 - NORTH ELEVATION
SPATIAL SEPARATION CALCULATION
BCBC 2024 PART 3 TABLE 3.2.3.1.-D

AREA OF EXPOSED BUILDING FACE: 27.3m2 (294.1sq.ft)
LIMITING DISTANCE: 10.74m (35.24ft)
ALLOWABLE OPENINGS: 100% [27.3m2 (294.1sq.ft)]
PROPOSED OPENINGS: 40.8% [11.1m2 (120.0sq.ft)]

FIRE RESISTANCE RATING PER 3.2.3.7. N/A
CLADDING PER 3.2.3.7. COMB. OR NONCOMB.
CONSTRUCTION PER 3.2.3.7. COMB. OR NONCOMB.

UNIT A4 - EAST ELEVATION
SPATIAL SEPARATION CALCULATION
BCBC 2024 PART 3 TABLE 3.2.3.1.-D

AREA OF EXPOSED BUILDING FACE: 10.1m2 (109.0sq.ft)
LIMITING DISTANCE: 2.00m (6.56ft)
ALLOWABLE OPENINGS: 41.8% [4.2m2(45.5sq.ft)]
PROPOSED OPENINGS: 20.4% [2.1m2(22.2sq.ft)]

FIRE RESISTANCE RATING PER 3.2.3.7. 45MIN
CLADDING PER 3.2.3.7. NONCOMBUSTIBLE
CONSTRUCTION PER 3.2.3.7. COMB. OR NONCOMB.

UNIT A1CRU

UNIT A3 UNIT A4 UNIT A3UNIT A4

UNIT D1 UNIT C1 UNIT D1UNIT C1

UNIT A3 - EAST ELEVATION
SPATIAL SEPARATION CALCULATION
BCBC 2024 PART 3 TABLE 3.2.3.1.-D

AREA OF EXPOSED BUILDING FACE: 27.0m2 (290.8sq.ft)
LIMITING DISTANCE: 2.00m (6.56ft)
ALLOWABLE OPENINGS: 25.2% [6.8m2(73.2sq.ft)]
PROPOSED OPENINGS: 3.4% [0.9m2(10.0sq.ft)]

FIRE RESISTANCE RATING PER 3.2.3.7. 45MIN
CLADDING PER 3.2.3.7. NONCOMBUSTIBLE
CONSTRUCTION PER 3.2.3.7. COMB. OR NONCOMB.

UNIT C1 - EAST ELEVATION
SPATIAL SEPARATION CALCULATION
BCBC 2024 PART 3 TABLE 3.2.3.1.-D

AREA OF EXPOSED BUILDING FACE: 29.8m2 (320.8sq.ft)
LIMITING DISTANCE: 2.00m (6.56ft)
ALLOWABLE OPENINGS: 24.1% [7.2m2(77.2sq.ft)]
PROPOSED OPENINGS: 18.2% [5.4m2(58.5sq.ft)]

FIRE RESISTANCE RATING PER 3.2.3.7. 1HR
CLADDING PER 3.2.3.7. NONCOMBUSTIBLE
CONSTRUCTION PER 3.2.3.7. COMB. OR NONCOMB.

UNIT D1 - EAST ELEVATION
SPATIAL SEPARATION CALCULATION
BCBC 2024 PART 3 TABLE 3.2.3.1.-D

AREA OF EXPOSED BUILDING FACE: 59.9m2 (644.5sq.ft)
LIMITING DISTANCE: 2.00m (6.56ft)
ALLOWABLE OPENINGS: 20.0% [12.0m2(129.0sq.ft)]
PROPOSED OPENINGS: 10.2% [6.1m2(66.0sq.ft)]

FIRE RESISTANCE RATING PER 3.2.3.7. 1HR
CLADDING PER 3.2.3.7. NONCOMBUSTIBLE
CONSTRUCTION PER 3.2.3.7. COMB. OR NONCOMB.
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MATERIAL COLOUR / FINISH

1. VERTICAL CORRUGATED METAL SIDING SMP WHITE WHITE / FACTORY FINISH
2. HORIZONTAL CORRUGATED METAL SIDING SMP WHITE WHITE / FACTORY FINISH
3. CORRUGATED METAL SOFFIT SMP WHITE WHITE / FACTORY FINISH
4. STEEL BALCONY / GATE CUSTOM COLOUR / PRE-PAINTED
5. BRAKE METAL FLASHING SMP MIST GREEN / FACTORY FINISH
6. VINYL WINDOW / SLIDING DOOR CUSTOM COLOUR / FACTORY FINISH
7. STOREFRONT GLAZING CUSTOM COLOUR / FACTORY FINISH
8. BRAKE METAL FLASHING SMP WHITE WHITE / FACTORY FINISH
9. CEDAR SOFFIT CLEAR SEAL
10. METAL SIGNAGE SMP MIST GREEN / FACTORY FINISH
11. ARCHITECTURAL CONCRETE CLEAR SEAL
12. CUSTOM METAL PLANTER SMP MIST GREEN / POWDER COAT
13. CEDAR FENCE GREEN STAIN
14. SOLID WOOD DOOR CUSTOM COLOUR / PRE-PAINTED
15. STEEL UTILITY DOOR CUSTOM COLOUR / PRE-PAINTED
16. SCONCE LIGHTING SMP MIST GREEN / FACTORY FINISH
17. 'U' BIKE RACKS SMP MIST GREEN / POWDER COAT
18. CABLE TRELLIS GALVANIZED METAL
19. STEEL PLATE CANOPY SMP MIST GREEN / POWDER COAT
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SITE AREA
607.1m²
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represent a boundary survey. Critical lot dimensions

*This document is intended for use as a topographic plan.

and areas must be confirmed by a proper cadastral survey.

It is based on Land Title Office records, and does not 

Tonny Kiptoo
exclusive

Field Survey  - 28 April, 2026
Kenneth KC Ng, BCLS

Dated this   14th of  May, 2026.

co

PO Box 28168, WESTSHORE PO
Victoria, B. C. V9B 6K8
Tel: (250) 381-2257
email: kenneth@explorersurvey.com

CIVIC ADDRESS
1252 GLADSTONE AVENUE
VICTORIA, BC

MUNICIPALITY
City of Victoria

Parcel Identification Number (PID)

Elevations are geodetic based on Integrated survey
monument 16-41 in the City of Victoria at elevation
29.584m.

Grade shots are taken at the point marked X

LEGEND

Note: Only trees with Trunk greater than 0.20m are identified.
Consult Arborist to verify tree species 

- denotes Deciduous Tree type
- denotes Coniferous Tree type

Lot dimensions are correct
according to Land Title Office
records.

- Retaining Wall Elevation Labels
(T=Top, B=Bottom)

All distances are in metres.
The intended plot size of this plan is 432mm in width by
by 280mm in height (B size) when plotted at a scale of 1:250

- denotes Sign
ZONING
LVD-1 Local Village District

- denotes Water meter

- denotes Power pole w lamp

- denotes Water valve

0 101:250

003-808-971

- denotes Lead Plug found
- denotes Iron Post found

- denotes Sanitary Manhole

Undersurface charges and covenant will not be shown on this
survey unless such documents are provided and it can be shown in 
two dimensional view.

Lot is relatively flat within the retaining
wall, therefore contour is not generated
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1252 Gladstone - Landscape Concept L0
Scale: 1:1001
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1.8m Ht. Wood Privacy Fence 

Hicks Yew 

Decorative Concrete Unit Pavers 

Hicks Yew 
Concrete Stairs - By Others 

Large Shrubs
ID Quantity Botanical Name Common Name Size
RhMa 4 Rhododendron macrophyllum Pacific Rhododendron #5 pot
TaMH 7 Taxus x media 'Hicksii' Hicks Yew 1.2m ht.

Medium Shrubs
ID Quantity Botanical Name Common Name Size
HyMa 5 Hydrangea macrophylla 'Lanarth White' Lanarth White Hydrangea #3 Pot
RhFa 4 Rhododendron 'Fantastica' Fantastica Rhododendron #3 pot

Perennials, Annuals and Ferns
ID Quantity Botanical Name Common Name Size
BlSp-1-1 8 Blechnum spicant Deer Fern #1 pot
CaaKF-1 26 Calamagrostis x acutiflora 'Karl Foerster' Karl Foerster Feather Reed Grass #1 pot
EPur 25 Echinacea purpurea 'Magnus' Purple Coneflower #1 pot
HeSe 9 Helictotrichon sempervirens Blue Oat Grass #1 pot
PoMu 11 Polystichum munitum Sword Fern #1 Pot
RuFG 14 Rudbeckia fulgida 'Goldsturm' Goldsturm Black Eyed Susan #1 pot

0

Small Shrubs
ID Quantity Botanical Name Common Name Size
GaSh-1 23 Gaultheria shallon Salal #1 pot

Trees
ID Quantity Botanical Name Common Name Size
AcOd 1 Acer palmatum 'Orange Dream' Orange Dream Japanese Maple #5 Pot.
GlTS 3 Gleditsia triacanthos 'Shademaster' Shademaster Honeylocust 6cm cal.

Recommended Nursery Stock

Notes:
1. All work to be completed to current (CLS) Canadian Landscape Standards
2. All soft landscape to be irrigated with an automatic irrigation system

TOTAL : 93

TOTAL : 23

TOTAL : 9

TOTAL : 11

TOTAL : 4

MATERIALS

Decorative Concrete Unit Pavers

Shademaster Honey Locust

TREES

Rev 02: Jun-16-26
Rev 03: Jun-26-26
Rev 04:  Jul-31-26
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Rev 05:Aug-12-26



1252 Gladstone | Landscape Concept Plan L1
Project No: 0000 MMM-DD-YY

2B-495 Dupplin Rd.   Victoria   B.C.   V8Z 1B8
Phone: (250) 598 -0105     Fax: (250) 412- 0696

Retained Tree

Removed Tree

Tree Tag #.  See Tree 
Inventory for assessment. 

# Tree Tag #.  See Tree 
Inventory for assessment. 

Crown Spread 

Critical Root Zone

#

Critical Root Zone

MATERIALS LEGEND

Concrete

Proposed Retaining Wall - By Others

Property Line 

Proposed Tree  

Proposed Shrubs 

Proposed Perennials, 
Ferns & Grasses

Planting beds

Proposed Structure

Riverstone

1.8m Ht Wood Privacy Fence

Decorative Concrete Unit Pavers 

Linear Decorative Concrete Unit Pavers  

Hydrapressed Slab 

TREE MANAGEMENT LEGEND 

Linear Decorative Concrete Unit Pavers

L2/8

1252 Gladstone Avenue, Victoria, BC 

Rev 01: Jun-15-26
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1252 Gladstone - Landscape Concept L1
Scale: 1:1001

0 5 10 15 20 M

Shademaster Honey Locust 

Shademaster Honey Locust 

Sword Fern 

Black Eyed Susan 

Pacific Rhododendron

Lanarth White Hydrangea 

Salal

Fantastica Rhododendron 

Landscaped area

Karl Forester Feather Reedgrass

Concrete Stepping Stones
1.8m Ht. Wood Privacy Fence 

(4) Four bike rings to provide 8
short-term parking spaces

Specimen Tree - Orange Dream
Japanese Maple

N

Dec. July

Concrete Stairs - By Others 

Large Shrubs
ID Quantity Botanical Name Common Name Size
RhMa 4 Rhododendron macrophyllum Pacific Rhododendron #5 pot
TaMH 7 Taxus x media 'Hicksii' Hicks Yew 1.2m ht.

Medium Shrubs
ID Quantity Botanical Name Common Name Size
HyMa 5 Hydrangea macrophylla 'Lanarth White' Lanarth White Hydrangea #3 Pot
RhFa 4 Rhododendron 'Fantastica' Fantastica Rhododendron #3 pot

Perennials, Annuals and Ferns
ID Quantity Botanical Name Common Name Size
BlSp-1-1 8 Blechnum spicant Deer Fern #1 pot
CaaKF-1 26 Calamagrostis x acutiflora 'Karl Foerster' Karl Foerster Feather Reed Grass #1 pot
EPur 25 Echinacea purpurea 'Magnus' Purple Coneflower #1 pot
HeSe 9 Helictotrichon sempervirens Blue Oat Grass #1 pot
PoMu 11 Polystichum munitum Sword Fern #1 Pot
RuFG 14 Rudbeckia fulgida 'Goldsturm' Goldsturm Black Eyed Susan #1 pot

0

Small Shrubs
ID Quantity Botanical Name Common Name Size
GaSh-1 23 Gaultheria shallon Salal #1 pot

Trees
ID Quantity Botanical Name Common Name Size
AcOd 1 Acer palmatum 'Orange Dream' Orange Dream Japanese Maple #5 Pot.
GlTS 3 Gleditsia triacanthos 'Shademaster' Shademaster Honeylocust 6cm cal.

Recommended Nursery Stock

Notes:
1. All work to be completed to current (CLS) Canadian Landscape Standards
2. All soft landscape to be irrigated with an automatic irrigation system

TOTAL : 93

TOTAL : 23

TOTAL : 9

TOTAL : 11

TOTAL : 4

MATERIALS

Decorative Concrete Unit Pavers

Shademaster Honey Locust

TREES

Rev 02: Jun-16-26
Rev 03: Jun-26-26
Rev 04:  Jul-31-26

Section Line

Proposed Sod

1.2m Ht Metal Fence

Rev 05:Aug-12-26



1252 Gladstone | Landscape Concept Plan L2, L3 and L4
Project No: 0000 MMM-DD-YY

2B-495 Dupplin Rd.   Victoria   B.C.   V8Z 1B8
Phone: (250) 598 -0105     Fax: (250) 412- 0696

MATERIALS LEGEND

Concrete

Proposed Vines

Proposed Structure

L3/8

1252 Gladstone Avenue, Victoria, BC 
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1252 Gladstone - Landscape Concept L2
Scale: 1:1001
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Proposed Vines in custom 
planters. Vines to be trained to 
architectural metal wire trellis

Proposed Vines in custom 
planters. Vines to be trained to 
architectural metal wire trellis

Rev 01: Jun-15-26
Rev 02: Jun-16-26
Rev 03: Jun-26-26
Rev 04:  Jul-31-26
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1252 Gladstone - Landscape Concept L3
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1252 Gladstone - Landscape Concept L4
Scale: 1:1003
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Proposed Vines in custom 
planters. Vines to be trained to 
architectural metal wire trellis

Proposed Vines in custom 
planters. Vines to be trained to 
architectural metal wire trellis

N

Dec. July

N

Dec. July

N

Dec. July

Property Line 

Planting beds

Vines
ID Quantity Botanical Name Common Name Size
C-Clar 12 Clematis armandii Evergreen Clematis #2 pot
TOTAL : 12

Recommended Nursery Stock

Notes:
1. All work to be completed to current (CLS) Canadian Landscape Standards
2. All soft landscape to be irrigated with an automatic irrigation system

Rev 05:Aug-12-26
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1252 Gladstone - Landscape Soil Volume Plan 
Scale: 1:1001
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1

(1) Medium class tree - 
Shademaster Honey Locust

Minimum Landscape Area - 34.68sq m 
(Site = 578.09 sq m) 
(6% of site = 34.68sq m) 

(1) Medium class tree - 
Shademaster Honey Locust

(1) Medium class tree - 
Shademaster Honey Locust
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Concrete Stairs - By Others 

1 Soil Volume Area Tag

SOIL VOLUME CHART

Large Shrubs
ID Quantity Botanical Name Common Name Size
RhMa 4 Rhododendron macrophyllum Pacific Rhododendron #5 pot
TaMH 7 Taxus x media 'Hicksii' Hicks Yew 1.2m ht.

Trees
ID Quantity Botanical Name Common Name Size
AcOd 1 Acer palmatum 'Orange Dream' Orange Dream Japanese Maple #5 Pot.
GlTS 3 Gleditsia triacanthos 'Shademaster' Shademaster Honeylocust 6cm cal.

Recommended Nursery Stock

TOTAL : 11

TOTAL : 4

Minimum Landscape Area 
6% Of Site

Rev 01: Jun-15-26
Rev 02: Jun-16-26
Rev 03: Jun-26-26
Rev 04:  Jul-31-26

Proposed Sod

N

Dec. July

1.2m Ht Metal Fence

Rev 05:Aug-12-26
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Trunk base set at 
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Remove container and 
lightly scarify roots before 
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Stainless steel anchoring 
hardware installed per 
manufacturers specifications 
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