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I. REPORTS OF COMMITTEES 

 
I.1 Committee of the Whole 

 
I.1.a Report from the September 5, 2019 COTW Meeting  

 
Councillor Isitt withdrew from the meeting at 10:44 p.m. due to a non-
pecuniary conflict of interest with the following item, as people he is 
closely associated with live in close proximity.  
 
I.1.a.h 2251 Lydia Street - Heritage Alteration Permit with Variance 

Application No. 00015 and Development Permit with 
Variances Application No. 00040 (Fernwood) 
 
Moved By Councillor Thornton-Joe 
Seconded By Councillor Alto 
 
Development Permit with Variances Application No. 00040 
That subject to the applicant making revisions to Development 
Permit with Variances Application No. 00040 for 2251 Lydia Street 
to the satisfaction of the Director of Sustainable Planning and 
Community Development to: 
1. revise the design of Lot 2 (Lydia Street) to improve the street 

relationship and to change the size and/or glazing of windows 
on the south elevation; and 

2. revise the design of Lot 3 to create more consistency with the 
Small Lot House Design Guidelines. 

 
Then Council, after giving notice and allowing an opportunity for 
public comment at a meeting of Council, consider the following 
motion: 
"That Council authorize the issuance of Development Permit with 
Variances Application No. 00040 for 2251 Lydia Street, in 
accordance with: 
1. Plans date stamped May 14, 2019 
2. Development meeting all Zoning Regulation bylaw 

requirements, except for the following variances: 
i. reduce the minimum rear yard setback on Lot 2 from 

6.00m to 5.25m 
ii. reduce the minimum (south) side yard setback on Lot 2 

from 2.40m to 1.50m 
iii. reduce the minimum (north) side yard setback on Lot 2 

from 2.40m to 1.64m 
iv. reduce the minimum rear yard setback on Lot 3 from 

6.00m to 4.80m 
v. reduce the minimum (east) side yard setback on Lot 3 

from 2.40m to 1.50m. 
3. The Development Permit lapsing two years from the date of 

this resolution" 
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Heritage Alteration Permit with Variance Application No. 00015 
That Council, after giving notice and allowing an opportunity for 
public comment at a meeting of Council, consider the following 
motion: 
"That Council authorize the issuance of Heritage Alteration Permit 
with Variances Application No. 00015 for 2251 Lydia Street for the 
existing house, in accordance with: 
1. Plans, date stamped June 24, 2019. 
2. Development meeting all Zoning Regulation Bylaw 

requirements, except for the following variance: 
i. Part 1.23 - reduction of the minimum site yard setback 

from 1.5m to 0.6m 
3. Final plans to be generally in accordance with the plans 

identified above to the satisfaction of the Assistant Director, 
Development Services Division, Sustainable Planning and 
Community Development, with the changes recommended by 
the Heritage Advisory Panel incorporated into the design. 

4. Heritage Alteration Permit lapsing two years from the date of 
this resolution." 

 
FOR (5): Mayor Helps, Councillor Alto, Councillor Dubow, Councillor Thornton-Joe, and 
Councillor Young 
OPPOSED (1): Councillor Loveday 

 
CARRIED (5 to 1) 
 

Councillor Isitt returned to the meeting at 10:45 p.m. 
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F. LAND USE MATTERS 

F.1 2251 Lydia Street - Heritage Alteration Permit with Variance Application No. 
00015 and Development Permit with Variances Application No. 00040 
(Fernwood) 

Council received two reports dated August 22, 2019 from the Acting Director of 
Sustainable Planning and Community Development providing information on an 
application for a Development Permit with Variances to allow for the construction 
of two new small lot single family dwellings and a Heritage Alteration Permit that 
would allow for the addition of a powder room, a garage, and a deck. The 
recommendations are to approve the Development Permit with Variances, and 
decline the Heritage Alteration Permit with Variances. 

Committee discussed: 

• Lack of concerns from the public and the Heritage Advisory Panel in regards 
to the application 
 
 

Moved By Councillor Young 

That Council decline Heritage Alteration Permit with Variance Application No. 
00015 for 2251 Lydia Street. 

  Failed to proceed due to no seconder 

 

Moved By Councillor Thornton-Joe 
Seconded By Councillor Alto 

That Council, after giving notice and allowing an opportunity for public comment 
at a meeting of Council, consider the following motion: 

"That Council authorize the issuance of Heritage Alteration Permit with Variances 
Application No. 00015 for 2251 Lydia Street for the existing house, in accordance 
with: 

1. Plans, date stamped June 24, 2019. 

2. Development meeting all Zoning Regulation Bylaw requirements, except for 
the following variance: 

o Part 1.23 - reduction of the minimum site yard setback from 1.5m to 0.6m 

3. Final plans to be generally in accordance with the plans identified above to 
the satisfaction of the Assistant Director, Development Services Division, 
Sustainable Planning and Community Development, with the changes 
recommended by the Heritage Advisory Panel incorporated into the design. 

4. Heritage Alteration Permit lapsing two years from the date of this resolution." 
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FOR (6): Mayor Helps, Councillor Alto, Councillor Isitt, Councillor Potts, Councillor Thornton-
Joe, and Councillor Dubow 

OPPOSED (2): Councillor Loveday, and Councillor Young 

CARRIED (6 to 2) 
 

Moved By Councillor Alto 
Seconded By Councillor Thornton-Joe 

That subject to the applicant making revisions to Development Permit with 
Variances Application No. 00040 for 2251 Lydia Street to the satisfaction of the 
Director of Sustainable Planning and Community Development to: 

a. revise the design of Lot 2 (Lydia Street) to improve the street relationship and 
to change the size and/or glazing of windows on the south elevation; and 

b. revise the design of Lot 3 to create more consistency with the Small Lot 
House Design Guidelines. 

Then Council, after giving notice and allowing an opportunity for public comment 
at a meeting of Council, consider the following motion: 

"That Council authorize the issuance of Development Permit with Variances 
Application No. 00040 for 2251 Lydia Street, in accordance with: 

1. Plans date stamped May 14, 2019 

2. Development meeting all Zoning Regulation bylaw requirements, except for 
the following variances: 

i. reduce the minimum rear yard setback on Lot 2 from 6.00m to 5.25m 

ii. reduce the minimum (south) side yard setback on Lot 2 from 2.40m to 
1.50m 

iii. reduce the minimum (north) side yard setback on Lot 2 from 2.40m to 
1.64m 

iv. reduce the minimum rear yard setback on Lot 3 from 6.00m to 4.80m 

v. reduce the minimum (east) side yard setback on Lot 3 from 2.40m to 
1.50m. 

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

CARRIED UNANIMOUSLY 
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Committee of the Whole Report 
For the Meeting of September 5, 2019 

To: Committee of the Whole Date: August 22, 2019 

From: Andrea Hudson, Acting Director, Sustainable Planning and Community Development 

Subject: Development Permit with Variances Application No. 00040 for 2251 Lydia 
Street 

RECOMMENDATION 

That subject to the applicant making rev1s1ons to Development Permit with Variances 
Application No. 00040 for 2251 Lydia Street to the satisfaction of the Director of Sustainable 
Planning and Community Development to: 

a. revise the design of Lot 2 (Lydia Street) to improve the street relationship and to change 
the size and/or glazing of windows on the south elevation; and 

b. revise the design of Lot 3 to create more consistency with the Small Lot House Design 
Guidelines. 

Then Council, after giving notice and allowing an opportunity for public comment at a meeting of 
Council, consider the following motion: 

'That Council authorize the issuance of Development Permit with Variances Application 
No. 00040 for 2251 Lydia Street, in accordance with: 

1. Plans date stamped May 14, 2019. 
2. Development meeting all Zoning Regulation Bylaw requirements, except for the 

following variances: 
i. reduce the minimum rear yard setback on Lot 2 from 6.00m to 5.25m 
ii. reduce the minimum (south) side yard setback on Lot 2 from 2.40m to 1.50m 
iii. reduce the minimum (north) side yard setback on Lot 2 from 2.40m to 1.64m 
iv. reduce the minimum rear yard setback on Lot 3 from 6.00m to 4.80m 
v. reduce the minimum (east) side yard setback on Lot 3 from 2.40m to 1.50m. 

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

LEGISLATIVE AUTHORITY 

In accordance with Section 489 of the Local Government Act, Council may issue a Development 
Permit in accordance with the applicable guidelines specified in the Official Community Plan. A 
Development Permit may vary or supplement the Zoning Regulation Bylaw but may not vary the 
use or density of the land from that specified in the Bylaw. 

Committee of the Whole Report 
Development Permit with Variances Application No. 00040 for 2251 Lydia Street 

August 22, 2019 
Page 1 of9 



Pursuant to Section 491 of the Local Government Act, where the purpose of the designation is 
the establishment of objectives for the form and character of intensive residential development, 
a Development Permit may include requirements respecting the character of the development 
including landscaping, and the siting, form, exterior design and finish of buildings and other 
structures. 

EXECUTIVE SUMMARY 

The purpose of this report is to present Council with information, analysis and recommendations 
for a Development Permit with Variances Application for the property located at 2251 Lydia 
Street in the Fernwood neighbourhood. The application is to approve the design and 
construction of two new small lot single family dwellings in the R1 -S2 Zone, Restricted Small Lot 
(Two Storey) District. The existing house is subject to a separate Heritage Alteration with 
Variance Permit Application (see accompanying report). Setback variances are requested on 
all lots. 

The following points were considered in assessing this application: 

• the design of the proposed dwellings were reviewed for consistency with the Small Lot 
House Design Guidelines. The design of the proposed dwellings would benefit from 
revisions for consistency with the Small Lot House Design Guidelines. The changes 
requested would result in infill dwellings that are more sensitive to the immediate area and 
larger context. 

• there are a number of variances for siting (setbacks) associated with this application. The 
variances were reviewed in response to potential privacy and visual impacts on adjacent 
properties. 

BACKGROUND 

Description of Proposal 

The proposal is to construct two new small lot houses and retain the existing heritage­
designated house. Specific details include: 

• each of the new houses is two storeys with three bedrooms and a basement 
• the traditional design of each new house features a front porch and gables 
• materials include board and batten panels, cedar shingles and Hardie panel wood siding 
• parking for the Denman Street property is surface parking, with a separate entrance to a 

bicycle room and a home office on the basement level 
• the Lydia Street property incorporates a single car garage 
• landscaping consists of a concrete patio in the rear yard of each house, lawn area and 

two new trees and retention of a number of existing trees and some fencing to match the 
existing fences. 

The applicant is requesting several setback variances from the R1 -S2 Zone. The proposed 
variances are related to: 

• Proposed Lot 2 (Lydia Street) - both side yard setbacks due to the placement of a 
habitable window and a rear yard setback due to the exterior stair location 

• Proposed Lot 3 (Denman Street) - a side yard setback due to the placement of habitable 
windows and a rear yard setback due to the exterior stair location. 

These variances are further discussed in the Analysis section of this report. 
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Sustainability Features 

The applicant has not identified any sustainability features associated with this proposal. 

Active Transportation Impacts 

The applicant has not identified any active transportation impacts in association with this 
application. 

Public Realm Improvements 

No public realm improvements are proposed in association with this application. 

Existing Site Development and Development Potential 

Under the current R 1-S2 Zone, Restricted Small Lot (Two Storey) District, the property could be 
developed at a density of 0.6:1 Floor Space Ratio (FSR) for a single family dwelling. This zone 
does not permit secondary suites or garden suites. 

Land Use Context 

There are two small lot houses in the immediate area directly across Denman Street to the 
north. The adjacent single family dwelling to the east is set back from Denman Street and is 
two storeys in height. There are also single family dwellings to the south and west. In general, 
the area is composed of predominantly single family dwellings of various styles, sizes and 
designs. 

Relevant History 

In April 2007, Council approved Rezoning Application No. 00014 to rezone the subject lands 
from the R1-B Zone, Single Family Dwelling District, to the R1-S2 Zone to permit the land to be 
subdivided for three small lot single family dwellings. The subdivision into the three small lots 
has not been finalized, and can be concluded dependent on the direction from Council on the 
Heritage Alteration Permit with Variance Application. 

Data Table 

The following data table compares the proposal with the R1-S2 Zone, Restricted Small Lot (Two 
Storey) District. An asterisk is used to identify where the proposal is less stringent than the 
existing zone (variances requested). A double asterisk indicates an existing situation. 
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Zoning Criteria 
Lot 2 Lot 3 

Lydia Street Denman Street 

Site area (m2) - minimum 260 324 

Density (Floor Space 
0.46:1 0.51:1 

Ratio)- maximum 

Total floor area (m2)-
135.7 162.1 

maximum 

Lot width (m) - minimum 10.02 15.24 

Height (m) - maximum 7.24 7.36 

Basement ceiling height 
from grade (m) - 0.79 1.2 
maximum 

Roof deck No No 

Storeys - maximum 2 2 

Basement Yes Yes 

Site coverage % -
35.50 35.50 

maximum 

Front (Street) (m) - 6.0 
6.02 (Denman) 

minimum (Lydia) 

Projections (m) 
n/a 1.5 

stairs - maximum 

Projections (m) 
n/a n/a 

porch roof - maximum 

5.25* (east) 4.8* (south) 

Rear (m)- minimum 
stairs stairs 

(letter states (letter states 
5.4m) 5m) 

1.50* (south) 1.50* (east) 
Side (m) - minimum habitable habitable 

Side (m) - minimum 
1.60* (north) 3.04 (west) 

habitable habitable 
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Zone Standard 
R1-S2 

260 

0.6:1 

190 
(1st and 2nd floor, 

excluding floor space 
under a ceiling less 
than 1.8m above 

grade) 

10 

7.5 

1.2 

Not permitted 

2 
Any floor area 1.2m 

above grade is a 
first storey 

Permitted 

40 

6.0 

2.5 
(1 .7 m max height) 

maximum 

6.0 

1.5 non-habitable 
2.4 habitable 
(rec room) 

1.5 non-habitable 
2.4 habitable 
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Zoning Criteria 
Lot 2 Lot 3 Zone Standard 

Lydia Street Denman Street R1-S2 

Side on flanking street (m) n/a 2.4 

-minimum 
nla 

Parking -minimum 1 1 1 

Community Consultation 

Consistent with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Rezoning and Variances Applications, the application and revisions were referred to 
the Fernwood Community Association four times for the 30-day comment periods. At the time 
of writing this report, a letter from the CALUC had not been received on this application. 

This application proposes variances; therefore, in accordance with the City's Land Use 
Procedures Bylaw, it requires notice, sign posting and a meeting of Council to consider the 
variances. 

ANALYSIS 

Development Permit Area and Design Guidelines and Variances 

The Official Community Plan (OCP) identifies this property within Development Permit Area 
15A: Intensive Residential Small Lot. The proposal is subject to the Small Lot House Design 
Guidelines; the purpose of these guidelines is to encourage a sensitive fit and infill that 
enhances an established streetscape. There are inconsistencies with the design guidelines, 
which compromise key principles related to privacy and the streetscape. As the design and 
variances are closely intertwined, the variances will be analyzed in this section. 

Lot 2: Proposed House - Lydia Street 

a) Street Relationship 

The Small Lot House Design Guidelines encourage lessening of the visual impact of garage 
doors so it is not a dominant design element. Detailing such as recessing the garage doorway 
to create deep shadows, providing plant shelf recesses flanking the door or setting the garage 
fac;ade back from the rest of the house would lessen its visual impact. 

Stairs to the principal entry should be wide and interesting from the street. They may include 
planters, intermediate landings, sidewalls, banisters and walkway lighting. 

Staff have recommended that the garage be recessed further into the fac;ade of the house and 
that the main entry be brought closer to the street in order to lessen the visual impact of the 
garage and to create a more positive street relationship. The applicant has responded by 
creating a larger porch, but has not recessed the garage further into the fac;ade. Staff do not 
believe this change is sufficient to address the Guidelines. 
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b) Side Yard Setback Variances for Habitable Room Windows 

The applicant is seeking variances to reduce the side yard setbacks (north and south) from 
2.4m to 1.5m to accommodate habitable room windows. On the north side, the setback 
variance is required for the family room (lower level). Potential for overlook and privacy 
concerns are minimal on these windows due to their size and placement and additional light into 
the basement level would improve liveability. 

On the south side, the setback variance is required for the family room (lower level) and 
dining/living area on the main floor. With respect to the windows on the main floor (south side), 
it is recommended that they be redesigned or have obscured glass to mitigate privacy issues 
with respect to 2235 Lydia Street. The applicant has provided a photo showing the location of 
these windows illustrating the extent of the overlook. Staff are suggesting the changes noted 
and recommend the variance to the south side setback is supportable subject to the 
recommended revisions. 

c) Rear Yard Setback Variance 

In order to accommodate a set of stairs to the rear yard, the applicant requires a rear yard 
setback variance from 6.0m to 5.25m. As the building fac;ade meets the setback requirement, 
and as this is not an area of concern regarding privacy, staff recommend that Council support 
this variance. 

Lot 3: Proposed House - Denman Street 

The Small Lot House Design Guidelines state the following: 

• massing and building proportion of established housing should be reflected in the new 
development 

• the proportion, size and detailing of windows should relate to that of neighbouring 
houses. 

a) Street Relationship 

Generally, the proposal does not form a positive relationship with the street nor is there a 
relationship to local context. This is reflective of the building massing, roof form and pitch, 
fenestration , lack of articulation, competing architectural elements, materials and colours and 
inclusion of a below-grade bike storage area. 

lt is the opinion of staff that further design refinement is needed to create a more positive street 
relationship, specifically that the following be considered: 

• reduce the area of the upper storey 
• redesign the barn style roof and/or redesign dormers that are more integral to the roof 

structure 
• simplify the fenestration of the front fac;ade to achieve a more cohesive design and to be 

more in keeping with neighbouring properties 
• simplify the materials to form a more cohesive design 
• change the bicycle storage access from the front of the house to the side or rear, and 

reduce the width of the ramp/grade change and reduce the amount of additional 
pavement as the width is excessive for bike access. 
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b) Side Yard Setback Variance for Habitable Room Windows 

A variance is requested for the east elevation for two upper storey bedroom windows. Staff 
recommend support for this variance as the neighbouring property line and placement of the 
dwelling unit at 1711 Denman Street (adjacent house) is stepped back from the street which 
minimizes potential overlook and privacy concerns. 

c) Rear Yard Setback Variance 

In order to accommodate a set of stairs to the rear yard, the applicant requires a rear yard 
setback variance from 6.0m to 4.8m. As the building fac;ade meets the setback requirement, 
and as this is not an area of concern regarding privacy (stairs face a garage), staff recommend 
that this variance is supportable. 

Local Area Plan 

Although the subject lands are considered part of the Fernwood neighbourhood, the policies for 
this area are contained in the Jubilee Neighbourhood Plan. This Plan recommends that small 
lot house subdivisions and construction be considered and that applications comply with the 
Small Lot House Design Guidelines, as well as the standards set out in the R1-S2 Zone, 
Restricted Small Lot (Two Storey) District. The current proposal requires several variances 
from the standards set out in the R1-S2 Zone, Restricted Small Lot (Two Storey) District, as 
previously described. 

Tree Preservation and Urban Forest Masterplan 

There are nine existing trees on the subject site, none of which are bylaw protected. A 
protected Horse Chestnut tree was removed several years ago with permits as it was diseased, 
and two replacement trees will be planted on Lots 1 and 3 as required by the Tree Preservation 
Bylaw as part of the final landscaping. Another Horse Chestnut tree (not protected) is proposed 
for removal as it would be too heavily impacted by Lot 3 adjacent home construction. 

There are two existing public trees on Denman Street: a Flowering Plum and a Hawthorne. 
They will be retained and protected during construction. Two new boulevard trees are proposed 
with this development's frontage improvements along Lydia Street. Their species will be 
determined at Building Permit stage by Parks staff. 

Regulatory Considerations 

The proposed variances from the Zoning Regulations Bylaw which were discussed in the 
Analysis section of this report can be summarized as: 

• reduce the minimum rear yard setback on Lot 2 from 6.00m to 5.25m (supportable) 
• reduce the minimum (south) side yard setback on Lot 2 from 2.40m to 1.50m 

(supportable subject to revisions) 
• reduce the minimum (north) side yard setback on Lot 2 from 2.40m to 1.60m 

(supportable) 
• reduce the minimum rear yard setback on Lot 3 from 6.00m to 4.80m (supportable) 
• reduce the minimum (east) side yard setback on Lot 3 from 2.40m to 1.50m 

(supportable). 
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CONCLUSIONS 

The proposed dwellings were reviewed for consistency with the Small Lot House Design 
Guidelines. lt is the opinion of staff that the design of the proposed dwellings would benefit from 
further revisions for consistency with the Small Lot House Design Guidelines. Changes 
requested to the proposed house on Lot 2 (Lydia Street) would decrease the prominence of the 
garage and create a more welcoming and positive street frontage. The changes requested to 
the proposed house on Lot 3 (Denman Street) are more substantial in nature in order to provide 
for a better fit of the proposed dwelling in the immediate and larger context. 

The requested side yard variances for proposed Lot 2 (Lydia Street) to accommodate habitable 
room windows is not supportable due to the impact on the privacy and overlook of the 
neighbouring dwelling; however, the recommended changes by staff are relatively minor 
(change to size of windows or glazing), and with these changes this variance would be 
supportable. 

The rear yard variances for proposed Lots 2 and 3 for the placement of stairs and landings are 
supportable and do not present privacy or overlook issues. 

ALTERNATE MOTIONS 

Option 1: Approve as presented 

That Council after giving notice and allowing an opportunity for public comment at a meeting of 
Council, consider the following motion: 

'That Council authorize the issuance of Development Permit Application No. 00040 for 
2251 Lydia Street, in accordance with: 

1. Plans date stamped May 14, 2019. 
2. Development meeting all Zoning Regulation Bylaw requirements, except for the 

following variances: 
i. reduce the minimum rear yard setback on Lot 2 from 6.00m to 5.25m 
ii. reduce the minimum (south) side yard setback on Lot 2 from 2.40m to 1.50m 
iii. reduce the minimum (north) side yard setback on Lot 2 from 2.40m to 1.64m 
iv. reduce the minimum rear yard setback on Lot 3 from 6.00m to 4.80m 
v. reduce the minimum (east) side yard setback on Lot 3 from 2.40m to 1.50m. 

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

Option 2: Decline 

That Council decline Development Permit with Variances Application No. 00040 for the property 
located at 2251 Lydia Street. 

~d, 

Lucina Baryluk 
Senior Planner 
Development Services Division 

Committee of the Whole Report 

Andrea Hudson, Director (Acting) 
Sustainable Planning and Community 
Development Department 
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List of Attachments 

• Attachment A: Subject Map 
• Attachment 8 : Aerial Map 
• Attachment C: Plans, dated/date stamped May 14, 2019 
• Attachment D: Letter from applicant to Mayor and Council, dated June 22, 2019 and 

public survey. 
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~ VICTORIA 

Committee of the Whole Report 
For the Meeting of September 5, 2019 

To: Committee of the Whole Date: August 22, 2019 

From: Andrea Hudson, Acting Director, Sustainable Planning and Community Development 

Subject: Heritage Alteration Permit with Variance Application No. 00015 for 2251 Lydia 
Street 

RECOMMENDATION 

That Council decline Heritage Alteration Permit with Variance Application No. 00015 for 2251 
Lydia Street. 

LEGISLATIVE AUTHORITY 

In accordance with Sections 617 and 618 of the Local Government Act, Council may issue a 
Heritage Alteration Permit which may be subject to terms consistent with the purpose of the 
heritage protection of the property, including: (i) conditions respecting the sequencing and 
timing of construction, (ii) conditions respecting the character of the alteration or action to be 
authorized, including landscaping and the siting, form, exterior design and finish of buildings and 
structures and (iii) security. Council may refuse to issue a Heritage Alteration Permit for an 
action that, in the opinion of Council, would not be consistent with the purpose of the heritage 
protection of the property. 

EXECUTIVE SUMMARY 

The purpose of this report is to provide Council with information, analysis and recommendations 
for a Heritage Alteration Permit with Variance Application for the heritage-designated residence 
located at 2251 Lydia Street. The proposal is for an addition to the south elevation of the house 
that includes a new powder room, garage and deck. A side yard setback variance is requested. 
The property is subject to the small lot regulations. 

The main issue is the location of the proposed addition and its impact on the neighbours. Staff 
recommend that Council decline this application. 

BACKGROUND 

Description of Proposal 

As a condition of the Rezoning Application in 2007 to allow two small lots to be subdivided from 
this parcel , the existing house received Heritage Designation. The garage that was attached to 
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the house at that time was not included in the designation as the garage was not original to the 
house. This garage has subsequently been demolished, and the proposal is to construct a new 
garage on the south elevation with a roof deck above and a projection for a new powder room. 

The applicant is requesting a variance from the R1-S2 Zone. The proposed variance is related 
to placement of the new garage and deck. 

Sustainability Features 

Diverting waste from the landfill by maintaining an existing house and reuse and refurbishing of 
existing materials supports green building principles. 

Active Transportation Impacts 

The applicant is not proposing any active transportation features with this proposal. 

Public Realm Improvements 

No public realm improvements are proposed in association with this Heritage Alteration Permit 
Application. 

Relevant History 

The existing house was built in 1910. lt is an Edwardian Vernacular Arts and Crafts style and 
was a popular housing type built during the period of suburban expansion in Victoria. The 
Heritage Designation was a condition of a Rezoning Application to rezone the entire lot to a 
small lot zone to allow one lot to be taken off the side yard on Lydia Street and one lot to be 
taken off the rear yard on Den man Street. These new small lots have not been subdivided and 
a Development Permit Application for these two houses is also before Council ; however, for the 
purposes of assessing this application, it is assumed that the subdivision is in place. 

The owner has undertaken renovations to the house under a Delegated Heritage Alteration 
Permit issued in October 2018. The renovations are underway and include replacement of the 
foundation , replacement of the front and rear porches with similar (in-kind) materials and 
removal of the upper storey shingles to reveal the original underlying cladding. 

Data Table 

The following data table compares the proposal with the existing R 1-S2 Zone, Restricted Small 
Lot (Two Storey) District. The table is based on the assumption that the small lot subdivision is 
in place. An asterisk is used to identify where the proposal is less stringent than the existing 
zone (variance requested). A double asterisk is used to identify where the existing house has 
non-conforming status. 
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Zone 
Zoning Criteria Proposal Standard Comments 

R1-S2 

Site area (m2) - minimum 291 260 

Site area (m2) - minimum 291 260 

Density (Floor Space 0.52:1 0.6:1 
Ratio)- maximum 

Total floor area (m2) -
150.7 190 Excludes lower floor 

maximum 

Lot width (m) - minimum 11.23 10 

Height (m) - maximum 8.31** 7.5 

Basement ceiling height 
from grade (m)- 1.69** 1.2 
maximum 

Basement No Permitted 
Floor area above 1.2m is 

a first storey 

Storeys - maximum 3** 2 

Site coverage (%) - max 34.4 40 

Setbacks (m) -minimum 

To building face 
Front (Lydia Street) 3.27** 6.0 1.83** m to stairs and 

porch 

Rear (east) 7.39 6.0 

Side (south) 0.61* 1.5 Proposed garage/deck 

Side on flanking street 
0.5** 2.4 (north) 

Vehicle parking -
1 1 

minimum 

Community Consultation 

Consistent with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Rezoning and Variances Applications, this current application has been referred to 
the Fernwood Community Association four times, as there were a number of revisions. 
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A letter from the Fernwood Community Association, dated August 9, 2019, is attached to this 
report. 

This application proposes a variance; therefore, in accordance with the City's Land Use 
Procedures Bylaw, it requires notice, sign posting and a meeting of Council to consider the 
variance. 

ISSUES AND ANALYSIS 

In terms of the proposal, the main issues are minor and can be summarized as follows: 

• the appropriateness of the scale of the garage and deck: The applicant's intent is to 
retain the same proportions and openings as the original garage, with the inclusion of a 
deck and railing. 

• protecting the character-defining elements of the house: The bevel siding pattern would 
be continued as the cladding material for the new garage. lt is noted that this elevation 
has the least exposure to the public realm. 

• the deck rails as an appropriate choice of materials: The deck rails have been chosen to 
match the original railing pickets on the stairs (as shown on inset photo provided on 
plans). 

The primary concern is related to the requested variance for the reduced side yard setback to 
accommodate the proposed garage and deck, its proximity to the adjacent proposed small lot 
house to the south, and its effect relating to privacy and overlook of the neighbouring dwelling. 

While the previous garage has been a point of discussion between the applicant and City staff, 
the garage has now been removed to accommodate the changes to the height of the basement 
(the house was lifted to accommodate a full height basement). However, the applicant wishes 
to construct a garage in the same location (using the same building footprint) and construct 
outdoor patio space on top of this garage. 

The required side yard setback for this interior lot line is 1.5m. The proposed garage (using the 
same footprint) is 0.6m from this side lot line. As such, to construct a garage in the proposed 
location, the side yard setback must be decrease from 1.5m to 0.6m. 

If the previous garage had been retained, this setback reduction would also be required to 
accommodate the subdivision, as the subdivision approval cannot create a situation that is 
contrary to the Zoning Regulation Bylaw. For clarity, the existence of a garage in that location 
would not provide any non-conforming status. Additionally , the garage has been fully 
demolished. 

The Small Lot House Design Guidelines state that variances may be appropriate to facilitate 
interesting and innovative design solutions provided the encroachment into the setback does 
not adversely affect the privacy, sunlight or views of the adjacent property. Further, the 
guidelines state that above-ground balconies, decks and windows should be carefully placed 
and may be oriented to face away from neighbouring yards to respect the neighbours' wishes 
for privacy. 

Of main concern is the potential privacy impacts with windows on the proposed small lot house 
to the south, and potential overlook into the rear yards of both small lots. An elevated deck off 
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of the kitchen may potentially be well-used by its occupants and create sound and other 
intrusions affecting the neighbours' privacy. 

The applicant has provided house plans for the new small lot houses, which the applicant 
intends to construct. The proposed dwelling on Lydia Street would be most impacted by the 
deck location. The proposed dwelling will be sited 1.5m from the common lot line. The window 
locations are in the rooms as follows: 

• basement level: recreation room and living area (habitable space) and bathroom 
• main floor: kitchen 
• upper floor: bathroom and laundry. 

As per the applicant's letter, the garage location is fixed as the roof supports a new washroom; 
as such, relocating the garage to the rear yard is not practical. The applicant also notes that 
complying with the setbacks would reduce the width of the garage and would not be practical for 
vehicular parking. However, vehicle parking can be accommodated in the side yard without the 
presence of a garage addition, and other options to provide on-site bike storage are available 
that do not require a variance. 

In terms of privacy concerns, the deck would be approximately 1.8m above grade, meaning it 
could potentially cause privacy concerns with windows on the proposed house on Lot 2, as well 
as an overlook situation into the rear yards of Lot 2 and Lot 3. 

The driveway on this side of the house provides the opportunity for sufficient off-street parking. 
Staff recommend that Council decline this variance. lt is recognized that the deck would be built 
before either of the neighbouring houses, and as such, the owners/occupiers of the new small 
lot houses could assess any apparent potential for privacy and overlook concerns. The 
planning rationale is to limit the creation of situations that could be potential issues for future 
occupants. Given these perspectives, an alternate motion is provided if Council wishes to 
advance this application to an opportunity for public comment. 

Tree Preservation Bylaw and Urban Forest Master Plan 

The details of the tree preservation are discussed in detail in the Development Permit report on 
this property. 

Heritage Advisory Panel 

The application was reviewed by the Heritage Advisory Panel at its August 13th meeting and the 
Panel recommended approval subject to the trim board feature on the house being continued 
along the top of the garage to better visually tie in with the house. The applicant has agreed to 
these changes in discussion with the Heritage Advisory Panel. 

CONCLUSIONS 

As the exterior of the home is protected, changes to the exterior of the existing house, and 
additions to the house (such as a garage) require further approvals by way of a Heritage 
Alteration Permit to ensure any additions are sympathetic to the existing architectural style. The 
addition of the garage and deck do not create a concern with respect to the heritage aspects of 
this proposal; the issue is with respect to the variance request. The requested side yard 
variance for Lot 1 (existing) for the garage and roof deck is not supportable. Generally roof 
decks are prohibited in single family residential zones due to the potential of views (privacy 
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concerns) into adjoining properties. The Small Lot House Design Guidelines specifically note 
privacy and overlook concerns associated with above grade balconies. 

If the garage is removed from the plans, a variance is not required, construction can continue on 
this house (with modifications to the existing building permit) and the subdivision can proceed. 

ALTERNATE MOTION 

That Council, after giving notice and allowing an opportunity for public comment at a meeting of 
Council, consider the following motion: 

"That Council authorize the issuance of Heritage Alteration Permit with Variances 
Application No. 00015 for 2251 Lydia Street for the existing house, in accordance with: 

1. Plans, date stamped June 24, 2019. 
2. Development meeting all Zoning Regulation Bylaw requirements, except for the 

following variance: 
• Part 1.23 - reduction of the minimum site yard setback from 1.5m to 0.6m 

3. Final plans to be generally in accordance with the plans identified above to the 
satisfaction of the Assistant Director, Development Services Division, Sustainable 
Planning and Community Development, with the changes recommended by the 
Heritage Advisory Panel incorporated into the design. 

4. Heritage Alteration Permit lapsing two years from the date of this resolution." 

Respectfully submitted, 

Lucina Baryluk Andrea Hudson, Acting Director 
Senior Planner Sustainable Planning and Community 
Development Services Development Department 

Report accepted and recommended by the City Managed c& L d 
95_;?8,2o;; Date: 

List of Attachments 

• Attachment 1: Subject Map 
• Attachment 2: Aerial Map 
• Attachment 3: Plans, date stamped June 24, 2019 
• Attachment 4: Applicant's letter, dated June 22, 2019 
• Attachment 5: Letter from the Fernwood Community Association, dated August 9, 2019. 
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ATTACHMENT 4 

BRAOCUNNIN 
2251 Lydia Street, Victoria, BC 
V8K 4K6 

City of Victoria 
31 Centennial Square 
Victoria BC 
V8V 3W4 

Phone: 250-727-2723 
Cel: 250-480-9693 

22 June, 2019 

---·· ···-· 
ReCE'Jver.:' 

City r ' '"f1"'· 
IN THE MATTER OF 
2251 L YDIA STREET-
HERITAGE ALTERATION PERMIT WITH VARIANCE 

JUN 2 4 2019 

Attention: Mayor and Council 
P'lannmg r. u.--.,, .. ,, ,,L., 

Developlll(>nl 'it'"'" l" ·; ,,, .... 

I am the owner of the above property, and ask the City to approve this Heritage Alteration permit 
to allow me to fully restore this old house. 

Please find attached plans and materials for the above application, last approved on 11 October, 
2018. That application was part of a building permit to rescue\ preserve the old house after the 
foundation failed . This application is part of a concurrent Development Permit Application for this 
property, to eventually complete a subdivision of 3 small R1-S2 Lots. The differences between the 
existing and this applications are 

1} the reconstruction of the old garage with a deck over, which was not done with the BP 
stage at Planning' s request, 

2) add a door and restore railings on the roof of the garage so the use of the deck is safer, 

3) changes to the exterior; 
a. original stucco was discovered hiding under some sh ingling on the upper floor which 

will be restored, 
b. Increased rail heights for compliance with building code, 

4) The addition of a small 2 piece washroom on the main floor over a portion of the garage. 

From my investigations and demolition work, we judge the age of the old house to be early 1900 
(1905?). The records for the house are undated. The style of the house is recognized as Arts and 
Crafts 'Craftsman", although some of those details have been covered up and removed as the 
house was painted and re-covered over the years. As we proceed, we are restoring the house in 
finish material, calo r and style to an original look that would have been typical in that era. Staff, 
especially Merinda Conley, and the Victoria Heritage Foundation have been very helpful in this 

process. The age of the garage is a bit uncertain, but we estimate it was added in the early 20's 
from its height and doors, and dated materials found in some walls. Its style and siding reflect the 
old house. 

We have now replaced the failed foundation under permit, and in so doing, replaced the entire 
basement level. During that process we lowered the house by 10cm as we dug 1 W further down 
than the old basement level to get a proper ceiling height in the new basement. This has replaced 
the old basement in size, shape and fenestration except that: 

1) the new foundations and walls have a 1' bump out on part of the south side to properly 
structurally support the south side main floor cantilever at the interior stairs. 



2) We moved a window from the common wall inside the old garage to the east (rear} wall to 
bring light into the new family room. 

lifting and dropping the house required the demolition and removal of the old brick chimney. We 
replaced the fl ue-works with a modern insulated steel chimney, encasing it in a falsework with true 
brick cladding that exactly replicates the old brick ch imney. We have replaced the old oil furnace 
with a natura l gas combination boiler for domestic hot water and in-floor heating, so the chimney 
wi ll be for the gas fireplace only. 

We take this opportunity to : 
1) reconstruct the existing garage in exact replacement, with a proper deck on top. The 

roof of the existing garage had been used as a deck for as long as any neighbor can 
remember, {more than 20 years) but were no proper railings or door to the house. 
Please note that as part of our subdivision, we are asking for and hope to have your 
support for a Variance to the eventual south side setback for this garage. 
Reconstructed to its current dimensions, the south side {right side) setback will be 
0.6m after the new property line is put in place. If we do not achieve this variance, we 
would have to take 3' off the garage, rendering it too narrow for a vehicular purpose. 
lt would become just a deck and 'bike-port'. 

2) return the second story exterior to the original Tudor style stucco that we discovered 
under the old donnacona shingles. 

3) add a small 2 piece powder room off the main floor kitchen over a small part of the 
garage, (the old house had only one functional bathroom) 

4) this work will also give us the opportunity to do interior repairs, upgrading, insulating, 
and to replace the single pane windows in the house with wood and sealed glass units 
that will fit into the existing sash-work. This will not be a visible change from the 
street. 

We have applied for and been approved for grants from the Victoria Heritage Society for some of 
this work. 

Please feel free to contact me @ 250-480-9693 or em ail bracl@cunnin.ca. 

Sincerely 

Bradley W Cunnin. 



AITACHMENT 5 

FERNWOOD COMMUNITY ASSOCIAfTON 

August 9, 2019 

fVlayor and Council 
City of Victoria 
Victoria, B.C 

Re: 2251 Lyd1a S:reet, Heritage A'teration Permit with Variance (HAV00015) 

Dear Mayor and Council, 

The City is considering a Heritage Alteration Permit with Variance application to 
renovate 2251 Lydia Street, wh;ch includes rebui lding the pr·eviously existing 
garage and the deck over it, and also adding a small washroom over the garage. 

The garage, deck, and washroom were shown in the plans, for the three home 
development, presented at the CALUC's Official Community rneetmg held in June 
2014. The ne1ghbourhood supported the application at that time. 

As the home immediately to the south of the garage and deck has yet to be built, a 
future owner or renter will be aware of the proximity of the garage and deck before 
they purchase or rent the house. This puts all the risk on the developer that the 
garage and d-eck will make the house to the south less desirable. 

- he extensive restoration underwav will return the look and feel of this character 
house that will not be compromised by restoring the existing garage and adding a 
deck and small washroom over it. Th1s house and the one across Denman Street 
from it complement each other and represent fine examples of the style of 
construction for the era when they were built. Mostly we are pleased th is 

pr·ominent and distinct corner house is being saved from the landflll. 

Based on the above the Land Use Committee has no concerns m supporting this 
reduced sideyard setback variance application permitting the garage, deck and 
washroom. 

Stn~.ely , 
/ /"7 

/ 
·,I' 

/:' 
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BRAD CuNNIN 
2251 Lydia Street, Victoria, BC 
V8K 4K6 

City of Victoria 
3 I Centennial Square 
Victoria BC 
V8V 3W4 

IN THE MATTER OF 

ATIACHMENT D 

Phone: 250-727-2723 
Cel: 250-480-9693 

22 June, 2019 

2251 LYDIA STREET - DEVELOPMENT PERMIT APPLICATION (RE-APPLICATION) 

Mayor and Council: 

In April of 2007, the City approved a Re-Zoning of the above captioned property to R1-S2 and the required 
Development Permit for a 31ot subdivision of the property. My personal priorities shifted and the Development 
Permit had expired before I commenced construction. As that DP has lapsed, we must re-apply. 

it is my intention to complete the 3 small lot subdivision of my house at 2251 Lydia, to build 2 new homes on the 
new lots, and to restore the original old (- 1905) house to its original look and condition. The old house is heritage 
designated. I have lived in the neighborhood for 13 years now and know most of my neighbours by name. We took 
the plans of this development to them again recently with a petition, and they again gave their unanimous approval 
to the project in whole, on all aspects. This petition was given to planning with our application on Nov 14, 2018 

This DP application is, for the most part, the same as the DP that was recommended by staff and unanimously 
approved by council in 2007. The house shapes and sizes, and heights are all generally as they were before. To fit 
with the neighborhood, the form and character of the houses are of an older style, echoing elements of the nearby 
houses, without going to the more modern 'edgy' look. Exterior materials and colors are only slightly different than 
the last application, going towards more organic look (no metal) with more finished wood and shing les, and some 
stonework. There are variances required that were missed with the previous application that we seek to deal with 
them now. The only notable change is the preservation/restoration of the old garage on the old house. 

The details of the application and requests are as follows: 

1) LOT 1- 2251 LYDIA -EXISTING HOUSE- SIDE YARD VARIANCE TO RETAIN GARAGE 

After the original application, the foundation buckled and failed, and I have a Building Permit in progress replacing 
the basement to preserve this house, and to fully restore the exterior to the orig inal heritage condition, including 
uncovering and restoring the stucco exterior on the upper floor. We wish to re-build the garage and the deck on top 
of it, as we could not include that original structure in the lift and drop for the foundation. 

I ask the City to vary the interior side yard setback on the south side of the garage, from 1.5m to 0.6m, (a 90 cm 
variance) to preserve its use as a garage. Staff felt they are unable to support this request, indicating privacy and 



overlook as their concern. I point out that a 60cm setback is the standard for accessory buildings, so if this garage 
was built detached from the house, no variance would be required. The City has allowed several minor variances in 
recent small lot re-zonings where they have preserved an amenity, and where the variance was not necessary to 
allow the development with reduced lot widths, or to allow for an increased house size. Such is the case here. For 
this house to comply without this variance we would have to tear off a perfectly good garage and replace it with just 
a deck. Having now lived there for more than 10 years, I feel the loss of the garage will be detrimental for the 
following reasons: 

1) The garage allows one more car to be safely and securely parked off the street. 

2) As an avid cyclist/cycle commuter, a safe, secure, dry place to keep and repair bicycles is desirable. 
Locking them outside anywhere in view (ie in a covered carport) is an invitation for trouble. I do not 
wish to tempt anyone with them or to have to replace them again un-necessarily. In the past, this 
neighbourhood has experienced a number of thefts from properties and vehicles (I have regrettable 
experience with that). 

3) There are 2 trees; a pear and a plum, that we wish to retain. They hang over the driveway along the 
new property line. These trees drop sap and detritus that damage cars and increase significantly the 
amount of washing requ ired. Preserving the garage aids in environmental preservation by reducing 
water used in constant vehicle washing, and reduces pressure to remove the trees. 

4) With regard to the deck on the garage, and concerns about overlook and privacy, the wall on the side 
of the garage that is the subject of the variance request is only 6' above grade, and will be adjacent to a 
new house that I will build as part of this project. On the side of that proposed house there are only a 
door and window to the garage and a small kitchen window on the main floor. There are obscured 
windows to the second floor bathroom, and windows in wells for the basement, so no privacy is 
affected. The back wall of that house is further to the rear than this garage, with an apple tree between 
them, so there is no 'overlook' situation either. 

5) A staff member in the past asked why not build a garage in the 'rear' yard of the old house. This is 
possible under the current bylaws without variance, but is clearly that is a wasteful use of land requiring 
a 65' driveway and under-utilizes uses a valuable back yard as car parking when it is better used as 
outdoor living space. 

The Victoria Heritage Committee has seen and approved this variance in principal, and a heritage alteration permit 
had been granted. lt is in the process of being renewed. 

I trust that council can see this as a reasonable minor variance that is not necessary for the subdivision, but 
desirable from a good land use I utility I amenity preservation, and grant the variance. 



2) LOT 2- 2245 L YDIA STREET- Missed Variances for Rear Yard (Stairs) and Side Yard (Windows) 

The overall design of this house is nearly identical to the first design, save that it has been amended to incorporate 
comments from staff in lowering the driveway, and pushing the garage door back behind the front line of the house 
and under the floor above, reducing its presence to the street. In the first approved DP application, 3 variances 
were missed, namely, a rear yard variance to accommodate the rear stairs and landing, and side yard variances 
triggered by 2 windows in the south wall of the building, and window wells on the north wall. There were and are 
two small proposed piano windows to the living room (habitable area) which increase the required side yard from 
1.5m to 2.4m. These items were on the plans provided in the earlier application, but both staff and our designer 
missed that they triggered variances. Because there is no privacy issue with these windows, we do not wish to use 
obscured or fogged glass. The actual house complies with or exceeds the required setbacks. Similarly for the 
window wells. 

3) LOT 3- 1705 DEN MAN STREET- House Plan Mirrored- Under-house bicycle parking added. 

We feel it is better to mirror the proposed house from the old design, and place the driveway on the west I right 
side. This will preserve the existing Douglas Fir tree on the northeast corner of the lot, re-uses an existing driveway 
location, and provides better overall parking. We have also decided to place a bicycle room under the house, since 
we could not get a garage under the house due to driveway grade issues. From the street, since the house plan is 
nearly symmetrical, the mirroring of the house from the orig inal DP is not particularly obvious. 

Missed Variances. As with Lot 2 on the previous approved DP application, 2 minor variances for the rear 
porch/landing and for upper storey windows to habitable space were not noticed by my designer or by city staff, 
although they were depicted on the plans presented. We now request those variances. The actual building 
complies with or exceeds the required setbacks. 

As you are aware, I am on the Fernwood Land Use Committee. I presented these matters to my fellow members on 
the Fernwood Community Association, and then had an informal Community Meeting, and no one at the meeting 
expressed any significant concerns about requesting any of these variances as evidenced by the letter from the 
secretary, Stephanie Hill, which was delivered to planning in December 2016. 

In summary, the variances generated by these plans to be included in the Development Permit are: 

Lot 1- 2251 Lydia- existing house 
• To vary the sideyard from 1.5m to 0.6m to retain the attached garage. 

Lot 2 - Lydia -new house 
• To vary the sideyard setback for windows to habitable rooms from 2.4m to 1.5m (south side) 
• To vary the sideyard setback for windows to habitable rooms from 2.4m to 1.5m (north side) 
• To vary the rear yard set-back from 6.0m to 5.4m to permit construction of stairs. 



Lot 3 - Den man - new house 
• To vary the sideyard setback for windows to habitable rooms from 2.4m to 1.5m (east side upper 

bedroom windows) 
• To vary the rear yard set-back from 6.0m to 5.0m to permit construction of rear stairs. 

I respectfully ask that council re-approve the Development Permit for the property that I might complete this project 
and commence building the new homes for my children. I am available to you by phone or email at any time. 

Please feel free to contact me by 'phone at 250-480-9693 or email at brad@cunnin.ca. if you wish any clarity on 
any of these matters. 

Sincerely, 

Bradley W Cunnin. 
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BRADCUNNIN 
2235 Lydia Street, Victoria, BC 
VBK 4K6 

2251 L YDIA STREET-
DEVELOPMENT PERMIT APPLICATION (RE-APPLICATION) 
DELEGATED HERITAGE ALTERATION PERMIT 

NEIGHBORS! 

email: brad@cunnin.ca 
Cel: 250-480-9693 

25 March, 2018 

In April of 2007, the City approved a Re-Zoning of the above captioned property to R1-S2 and the required 
Development Permit for subdivision for my old house at 2251 Lydia Street. My priorities shifted and 
Development Permit had expired before we commenced construction. As the DP has lapsed, we must re-apply. 

lt is my intention to complete the 3 small lot subdivision and to build 2 new homes on the vacant lots, and to 
restore the original old (1905) house to a proper condition. The old house is heritage designated, and the 
alterations to the old house will require a Heritage Alteration Permit for the deck on the garage and a new 
bathroom on the main floor. (See sketches provided) . 

This DP application is, for the most part, the same as the DP that was approved in 2007. The house shapes 
and sizes, and heights are all generally as they were before. To fit with the neighborhood, the houses are of an 
older style, echoing elements of the nearby houses, without going to the more modern 'edgy' look. 
There are variances required that were missed by the City with the previous application that would have 
become apparent at the building permit stage, and fortunately are able to deal with them now. 

The details of the application and requests are as follows: 

1) LOT 1- 2251 LYDIA -EXISTING HOUSE- SIDE YARD VARIANCE TO RETAIN GARAGE -HERITAGE 

ATERATION PERMIT 

You will have noticed that we are in the process of replacing the basement of the old house. The foundation has 
failed and we must act quickly to preserve the house. Since we will be in the construction process, we are also 
asking the City to re-approve a Heritage Alteration Permit to add a bathroom to the second floor, and to 
formalize the deck on the garage roof. 

As part of the small lot subdivision, we are asking for a variance on the south side of the existing garage. This 
variance is not necessary for lot width, or setback from the main house. Without a vraince, we would have to 
tear off a perfectly good garage and replace it with surface parking spot. 
I would justify this request with the following comments: 

1) There is limited parking in the area and it allows one more car to be safely parked off the street. 
2) As an avid cyclisUcycle commuter, having a safe, secure, dry place to keep and repair bicycles 

without having to carry them through the house to the basement is desirable. Locking them outside anywhere in 
view (ie in a covered carport) is an invitation for trouble. In the past, the neighbourhood has experienced a 
number of thefts from properties and vehicles (I have regrettable experience with that). This garage provides 
valuable secure and covered storage for a vehicle and bicycles. 



3) There are 2 trees; a pear and a plum, over the driveway along the new property line that we wish to 
retain. These trees drop sap and detritus that damage cars and increase significantly the amount of car washing 
required. Preserving the garage aids in environmental preservation by reducing water used in constant vehicle 
washing, and reduces pressure to remove the trees. 

4) The wall on the side of the garage that is the subject of the variance request is only 6.5' tall above 
grade, and will be adjacent to a new house that I will build as part of this project. On the near side of that house 
is only a door and window to the garage, a small kitchen window, and obscured windows to the second floor 
bathroom, so no privacy is affected. 

5) Destroying a garage is a waste of resources, time and seems to run contrary to the cities efforts to 
usher in sustainable practices. Preserving it would have the least amount of impact. 

The Victoria Heritage Committee has seen and approved this variance in principal, and a new heritage 
alteration permit had been granted and will likely be renewed. 

2) LOT 2-2245 L YDIA STREET- Missed Variances for Rear Yard (Stairs) and Side Yard (Windows) 
In the first approved DP application, 2 variances were missed by the City, namely, a rear yard variance to 
accommodate the rear stairs and landing, and a side yard variance triggered by 2 windows in the south wall of 
the building. There were and are two small proposed windows to the living room (habitable area) which increase 
the required side yard from 1.5m to 2.4m. 

3) LOT 3 - 1705 DENMAN STREET 
This is a mirrored Version of the original house with a bicycle room under the proposed house and place the 
driveway on the west side (right side) of the house. This will preserve the existing tree on the northeast corner 
of the lot. As with Lot 2, on the previous approved DP application, 2 minor variances for the rear porch/landing 
and for upper storey windows to habitable space were not noticed by my designer or by city staff, although they 
were depicted on the plans presented. The actual building complies with or exceeds the required setbacks. 

In summary, to ensure that I have covered all bases, my understanding of the variances generated by these 
plans to be included in the Development Permit are: 

Lot 1- 2251 Lydia- existing house 
• To vary the sideyard from 1.5m to 0.6m to retain the attached garage. 

Lot 2- Lydia - new house 
• To vary the sideyard setback for windows to habitable rooms from 2.4m to 1.5m (south side) 
• To vary the rear yard set-back from 6.0m to 5.4m to permit construction of stairs. 

Lot 3 - Den man - new house 
• To vary the number of stories from 2 to 3, 
• To vary the sideyard setback for windows to habitable rooms from 2.4m to 1.5m (east side 

upper bedroom windows ) 
• To vary the rear yard set-back from 6.0m to 5.0m to permit construction of rear stairs. 

Please feel free to contact me by 'phone at 250-480-9693 or email at brad@cunnin.ca. 

Sincerely,~ Bradley W Cunnin. 



25 March, 2018 

Neighborhood Canvassing 

2251 L YDIA STREET-
DEVELOPMENT PERMIT APPLICATION (RE-APPLICATION) for Subdivision 

DELEGATED HERITAGE ALTERATION PERMIT 

I I We, the _1~o.L...I.- c..L..J.f!_\-\L-A-4-(.lo.-£ d++-------
~ Registered Owners 
0 Tenant I Renters of 

r,..._-,,-\ L ~-
Address __ ._··_L_L_.-"'-..)=----'""'-·-"'j'-\--'"('~+-+\ -42~----

have been shown the plans for the Heritage Alteration Permit for the old house at 2251 Lydia 
and plans for the Development Permit fo r the subdivision of2251 Lydia Street, and 

/ 

'{;1 Support the application and Variances requested, 

0 Do Not Support the application and Variances requested, 

0 Do not support the following Variance request, 

o Specific - - -------------

Comments : 

7 .., ,__ 
Signature or initials: -L----#-~-~_"11____,;., _ _ _ 



25 March, 2018 

Neighborhood Canvassing 

2251 L YDIA STREET-
DEVELOPMENT PERMIT APPLICATION (RE-APPLICATION) for Subdivision 

DELEGATED HERITAGE ALTERATION PERMIT 

11 We, the j) 1"1 \ )y ~ \h ) n ( 0 /\<~\ L? i It L i ::,"' 
§I Registered Owners 
0 Tenant I Renters of 

Address .L ~ •J7 f: \ o"J 2 ( (j 
--------~--~~~~~~. ----~ 

have been shown the plans for the Heritage Alteration Permit for the old house at 225 1 Lydia 
and plans for the Development Permit for the subdivision of 2251 Lydia Street, and 

0 Support the application and Yariances requested, 

0 Do Not Support the application and Variances requested, 

0 Do not support the following Variance request, 

o Specific---------------------------

Comments: 

Signature or initials: /_~ , 



25 March, 2018 

Neighborhood Canvassing 

2251 L YDIA STREET-

DEVELOPMENT PERMIT APPLICATION (RE-APPLICATION) for Subdivision 

DELEGATED HERITAGE ALTERATION PERMIT 

I I We, the __ ,_, _,:_1
_, ._

1 
r_· '--' '-' ---'!--,___' ...:::.) ...:..1"''-'-' -=-' "'..__1 --+t_,__ .... _._\ -=-' _._h ._.r-L-1 ___ _ 

~ Registered Owners 
0 Tenant I Renters of 

"/3 '"") ' u Address c.. l L ......) , C:.:) 1 1 

have been shown the plans for the Heritage Alteration Permit for the o ld house at 225 1 Lydia 
and plans for the Development Permit for the subdivision of225 1 Lydia Street, and 

©-Support the application and Variances requested, 

0 Do Not Support the application and Variances requested, 

0 Do not support the fo llowing Vari ance request, 

o Specific _____________ _ 

Comments: 

-,, 
"c ,......._ / \ 1 

'\- >.% ,-- l(;P' 
Signature or initials: __ _.__\ _!1)_!___,"?_ \ __ 1 __ 



25 March, 2018 

Neighborhood Canvassing 

2251 L YDIA STREET-
DEVELOPMENT PERMIT APPLICATION (RE-APPLICATION) for Subdivision 

DELEGATED HERITAGE ALTERATION PERMIT 

1 1 We, the __ ·j-=· -~=-..;V::..__;_{ ....:....{ -L.j....:...j\ 1'------_\ I __ _:_\ _(_\!. _ _ __ _ 
I 

~ Registered Owners 
0 Tenant I Renters of 

Address 1_ 3 I fo :.. \ Q\-·v?> ( d S\ · 
have been shown the plans for the Heritage Alteration Permit for the old house at 225 I Lydia 

and plans for the Development Permit for the subd ivision of225 1 Lydia Street, and 

Jl( Support the application and Variances requested, 

0 Do Not Support the application and Variances requested, 

0 Do not support the fo llowing Variance request, 

o Specific---------- ----

Comments : 

Signature or in itials: 



25 March, 2018 

Neighborhood Canvassing 

2251 L YDIA STREET-

DEVELOPMENT PERMIT APPLICATION (RE-APPLICATION) for Subdivision 

DELEGATED HERITAGE ALTERATION PERMIT 

( c-· \ ' 
I I We, the _ _ _.,;.1=---.t...J ..,.,)~t.,~- ( __ ____..):....-....;;-~~ ..;::-G~r....~.l.:;.:.,...._r.L.T-------

.; j I 

cf Registered Owners 
0 Tenant I Renters of 

Address __ Z._:_l _q~_\..:.......:...J,jl-'-'-1-\ _,_, 7 ___ __ _ 

have been shown the plans for the Heritage Alteration Permit for the old house at 2251 Lydia 
and plans for the Development Permit fo r the subdivis ion of225 1 Lydia Street, and 

r3 Support the application and Variances requested , 

0 Do Not Support the application and Variances requested, 

0 Do not support the fo llowing Variance request, 

o Specific------ - - - ------

Comments: 

I 

I Jli \ 
Signature or initials: ___ ___ _ __ _ 



25 March, 2018 

Neighborhood Canvassing 

2251 L VOlA STREET -

DEVELOPMENT PERMIT APPLICATION (RE-APPLICATION) for Subdivision 

DELEGATED HERITAGE ALTERATION PERMIT 

I I We, the ~.J1d~Y 
~ Registered 0 ners 
0 Tenant I Renters of 

Address \ l]l T)e D rrra Y) 

have been shown the plans for the Heritage Alteration Permit for the old house at 225 t Lydia 
and plans for the Development Permit fo r the subdivision of 2251 Lyd ia Street, and 

a/" support the app lication and Variances requested, 

0 Do Not Support the application and Variances requested, 

0 Do not support the following Variance request, 

o Specific - -------------

Comments: 

Signature or initials: __.1/X~!)£-----------· 



25 March, 2018 

Neighborhood Canvassing 

2251 L YDIA STREET -

DEVELOPMENT PERMIT APPLICATION (RE-APPLICATION) for Subdivision 

DELEGATED HERITAGE ALTERATION PERMIT 

I I We, the brz.~D Lb'{ 

~ Registered Owners 
0 Tenant I Renters of 

Address 'LL3S LJJ 10 · , 

have been shown the plans fi the Rentage AlteratiOn Permit for the old house at 2251 Lydta 
and plans for the Development Permit for the subdivis ion of2251 Lydia Street, and 

/support the applicatio~ and Variances requested, 

0 Do Not Support the application and Variances requested, 

0 Do not support the following Variance request, 

o Specific - - ---------- --

Comments: 
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