
 
CITY OF VICTORIA 

BOARD OF VARIANCE MINUTES 
DECEMBER 8, 2016 

 
 
Present: Andrew Rushforth, Chair 
 Jaime Hall 
 Rus Collins 
 Trevor Moat 
 Margaret Eckenfelder 
 
Staff: Nina Jokinen, Planning Technician 
 Quinn Anglin, Secretary 
 
Observer: Thom Pembernat, Planning Technician 
 

 
The meeting was called to order at 12:29pm. 
 
1. Minutes:  Meeting of November 24, 2016 
 

Moved:  Jaime Hall Seconded:  Margaret Eckenfelder 
 
That the minutes of November 24, 2016 be adopted as amended. 
 

 
  Carried (unanimous) 
 
Russ recused himself due to a pecuniary interest at 12:33pm. 
 
 
2. Appeals 
 
12:30 Board of Variance Appeal #00612 
 Rus Collins, Zebra Design & Interiors; Applicant 
 1329 May Street, Lot 24  

 
Present Zoning:                  R1-B - Single Family Dwelling District 
Present Use:                        Single Family Dwelling 
 
 
The proposal is to construct a new single family dwelling with possible future secondary suite. 
 

 

Bylaw Requirements Relaxations Requested 
 
Part 1.2.5 a   Relaxation for the front yard setback (Olive Street) 

from 7.50m to 2.10m 
 
Part 1.2.5 b  Relaxation for the rear yard setback (West) from 

7.50m to 4.75m 
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Part 1.2.5 c  Relaxation for the internal side yard setback 
(South) from 1.51m to 1.10m 

 
Part 1.2.5 d   Relaxation for the combined side yard setbacks 

from 4.50m to 2.65m 
 
Part 1.2.5 e  Relaxation for the side yard setback on a flanking 

street (May Street) from 3.50m to 1.55m 
 
Melissa Clarke, Co-Owner; Kathryn Koshman, Designer, Zebra Design; Simon Joslin, Notified 
Neighbour, 1327 May Street; were present. 
 
Quinn Anglin, Board of Variance Secretary, read a letter of support from Mr. Baldwin, Notified 
Neighbour of 1316 May Street, in support of the application 
 
Applicant 

 The existing house straddles two lots which they are hoping to demolish and build two 
homes on for the owners to each occupy so they can move into a neighbourhood that 
would be otherwise unattainable on a full size lot for them at this time 

 After speaking to the neighbours, it was decided that a more favourable plan for the lots 
were to have the houses designed identical, but flipped; with exterior detail finishes that 
differed but were cohesive for them to appear not exactly the same 

 The house is made up of 3 bedrooms, 1 guest room and some additional living space on 
the lower floor to entertain guests 

 The old house will be demolished but there will be efforts to keep some of the finishing’s 
of the original home to reuse in the new homes 

 The lots produce hardships in the way that they are shaped and zoned, as these lots on 
their own do not meet the minimum lot area for an R1-B lot, which creates unusable 
building envelopes on each property 

 Dividing the properties between the middle and adjusting the zoning criteria to R1-S2 
standards, which would be more commonly used in lots of this size, make the lots much 
more suitable for building 

 Front yard setback requested – 2.1m instead of the required 7.5m 

 Rear yard setback requested – 4.75m instead of the required 7.5m 

 Interior side yard setback (south side) requested  - 1.1m instead of the required 1.5m 

 Exterior side yard setback (north side) requested  - 1.55m instead of the required 3.5m 

 Combined yard setback requested - 2.65m instead of the required 4.5m 

 As designed for the interior lot house, in order to maximise the usability of the building 
envelope, the garage is designed to be attached to the outside of the home but outside 
the envelope which allows for the garage to not take up a large portion of the main floor 

 The rear setback is measured to the stairs at the back of the house, even though in the 
bylaw they are considered an outdoor feature and must comply to site coverage 
regulations 

 The owner is exploring some additional landscaping opportunities for the exterior side of 
the home to further soften the effect to the neighbourhood; i.e.; larger trees for privacy in 
the rear and shrubs along the stairwell to hide it from the street 

 Have canvassed the neighbours and everyone is supportive of the house and design 
inclusive of the setbacks 
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Board 
 

 The proposal for the home from the last meeting – was the garage at the back? 
o Yes, at the previous meeting it was originally proposed as a single family home 

with detached garage, which has now changed to as presented to be an identical 
house as the interior lot, just flipped, with an attached garage 

 There is a dogwood tree on the property, do you know if it is being saved?  
o No, as it is on the proposed building envelope and it would affect the root system 

of the tree.  They were also under the impression that it wasn’t in great health. 

 Has this dogwood been spoken about to a city arborist? 
o No, they haven’t but they will ensure that they do. 

 
Simon Joslin, 1327 May Street; Notified Neighbour 
Lived with his wife for 30 years at the easterly property to the subject property. They had initially 
expressed some concern of the original design in relation to the detached garage and its visual 
impact from their living room window, but had an opportunity to meet with the applicant and 
designer with whom they worked with to deal with all of their objections through revisions to the 
design.  They had also voiced some issues in relation to parking and landscaping, but are 
happy to report that at this point in time the owner seems to have met all of these concerns, 
therefor; they have no further comments or objections to the proposal as presented and are in 
full support of the application. 
 

 
Public portion of the meeting closed 
 
Full support from the neighbors and also demonstrates a strong case for how neighbours and 
applicants can come together to find a solution to appease everyone. 
 
The lots are an unusual size which presents notable hardship, additionally, the proposed 
development is following suit to a similar type of development that was done a few years ago 
across the street which was received very well by the neighbourhood. 
 
 
 
Moved:  Trevor Moat Seconded:  Margaret Eckenfelder 
 
That the following variances be allowed; 
 
Part 1.2.5 a   Relaxation for the front yard setback (Olive Street) 

from 7.50m to 2.10m 
 
Part 1.2.5 b  Relaxation for the rear yard setback (West) from 

7.50m to 4.75m 
 
Part 1.2.5 c  Relaxation for the internal side yard setback 

(South) from 1.51m to 1.10m 
 
Part 1.2.5 d   Relaxation for the combined side yard setbacks 

from 4.50m to 2.65m 
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Part 1.2.5 e  Relaxation for the side yard setback on a flanking 
street (May Street) from 3.50m to 1.55m 

  
 

        Carried (unanimous) 
 
 
12:50 Board of Variance Appeal #00615 
 Melissa Ollsin, Applicant; Jessica & Kate Turner, Owners 
 1919 & 1921 Belmont Avenue 

 
Present Zoning:                  R1-B - Single Family Dwelling District 
Present Use:                        Duplex 
 

The proposal is to construct a three storey addition to the rear of the existing duplex. 

 

Bylaw Requirements Relaxation Requested 
 
Part 1.2.4 a  Relaxation for height from 7.60m to 9.62m 
  Note: existing height is approximately 8.68m 
 
Part 1.2.4 a   Relaxation for number of storeys from 2 to 3 
  Note: existing number of storeys 3 
 
Part 1.2.5 c   Relaxation for internal side yard setback (South) 

from 3.00m to 2.66m 
  Note: existing setback is 2.60m 
 
Part 1.2.5 d   Relaxation for the combined side yard setbacks 

from 4.50m to 3.76m 
 Note: existing combined side yard setbacks is 3.79. 
 
 
Melissa Ollsin, Appleford Building Company, Applicant; were present. 
 
 

Applicant 

 Applicant looked for a suitable property for over 5 months that would suit two families, 
but found they were having a difficult time finding something that would work for both of 
them 

 The existing house is a legal duplex and sits on a huge lot that is approx. 10 000 sq.  

 The existing home has significant setbacks and heights that are non-conforming  

 The storage area is defined as outside covered storage as if it were included in the 
building envelope it would put them in excess of the square foot allowance for floor 
space 

 The height relaxation is due to the home already being over allowable height 

 The addition to the home is in keeping with the design of the existing house, using the 
same type of siding, window size and trim; albeit slightly more contemporary 
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 They have full support of all of their neighbours as the proposal does not affect any of 
them, mostly due to sitting on a large lot that puts them at a significant distance from 
most of the other homes 

 The proposed side yard setbacks are less than what currently exists 

 The proposal is to build two small 900sq. foot suites for each of the families 
 

Board 

 In the front part of the basement, is there a bedroom that exists there currently? 
o Yes there is a bedroom and a bathroom – and in the proposal they are actually 

connecting this area to the upstairs so it will be used the same way 

 Is the terrace now considered a roof deck? 
o Yes, it is 

 Is the roof deck a separate variance that is required to be noted and which the 
neighbours should have been notified about? 

o Yes it is, and it seems that City Staff missed identifying this in the notification to 
neighbours. This error will require the application to be adjourned until a later 
meeting once the neighbours have been informed about the additional missed 
variance identified 

 Do the side yard setbacks need to be considered?   
o Not they do not need to be considered as they are existing non-conforming and 

not being touched. 
 
 
 
Application will be adjourned until the special meeting that was called for December 22, 2016. 
 
 
1:10 Board of Variance Appeal #00616 
 Derek Breen, Applicant; Brent Johnston and Rachel Phillips, Owners 
 1766 Denman Street 

 
Present Zoning:                   R1-B - Single Family Dwelling District 
Present Use:                         Single Family Dwelling  
 
The proposal is to construct a new dormer, develop the existing attic space and construct a new 
deck off the rear. 
 

Bylaw Requirements Relaxation(s) Requested 
 
Part 1.2.4 a   Relaxation for the height from 7.60m to 8.55m 
 
Part 1.2.4 a   Relaxation for the number of storeys from 2 to 2 ½ 
 
Part 1.2.4 b   Relaxation for the rear yard setback (North) from 

8.75m to 6.05m 
 
Part 1.2.5 c   Relaxation for the side yard setback (West) from 

3.00m to 2.45m 
 
Part 1.2.5 d   Relaxation for the combined side yard setbacks from 

4.50m to 4.21m 
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Derek Breen, Builder, MAC Renovation; Brent Johnston and Rachel Phillips, Owners; were 
present. 
 
Quinn Anglin, Board of Variance Secretary, read a letters of support from Michelle Martin, 1760 
Denman Street, and Notified Neighbour of 1769 Albert Avenue; both in support of the 
application. 
 
Applicant 

 As per the letter to the Board with the application they feel that it sums up their 
applications.  They feel the proposal is a green building strategy and a sensitive heritage 
renovation as to occupy the attic and therefor not tear down the home or build new to 
accommodate the owner needs 

 The proposal does not affect the streetscape and helps to establish the house for the 
long term 

 They are removing the side stairs and replacing them with new stairs – the existing stairs 
are narrow and old and are off the deck not off the house. 
 

Board 

 The house originally sat on a much larger lot and went all the way through to Albert 
Street, it was then subdivided not too many years ago and three little houses were built 
fronting Albert Street. 

 There is a still a reasonable amount of setback in the rear to the three little houses 

 The existing stairs are very narrow and do not conform.  If the new stairs were to be built 
55cm narrower to conform to setbacks they would not be compliant with building code 

 Why the stairs need to come down in this direction, as the backyard is relatively shallow 
it preserves a better use of side yard space  

 Can they consider the stairs to come off the deck in the back? 
o Would prefer to have the stairs on the side of the house- and will shorten the 

stairs width if required but have support of all of the neighbours for the stairs to 
be built as proposed. 

 
Closed the public part of the meeting 
 
Design has been sympathetic to the neighbourhood and the other neighbours and is a practical 
solution to add some space to the home, having exhausted other options for the remaining 
variances this is the most appropriate consideration. 
 
 
Moved:  Trevor Moat Seconded:  Margaret Eckenfelder 
 
Part 1.2.4 a   Relaxation for the height from 7.60m to 8.55m 
 
Part 1.2.4 a   Relaxation for the number of storeys from 2 to 2 ½ 
 
Part 1.2.4 b   Relaxation for the rear yard setback (North) from 

8.75m to 6.05m 
 
Part 1.2.5 c   Relaxation for the side yard setback (West) from 

3.00m to 2.45m 
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Part 1.2.5 d   Relaxation for the combined side yard setbacks from 

4.50m to 4.21m 
. 
 
 Carried (unanimous) 
 
  
Meeting Adjourned: 1:41pm 
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