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VIA EMAIL: zoning@victoria.ca

July 20, 2022

1 Centennial Square
Victoria BC V8W 1P6

RE: 2540 - 2542 Shelbourne Street — Rezoning Application — Project Rationale
Dear Mayor Helps, Council, and Staff:

We are pleased to present this Rezoning application for the re-development of 2540 and 2542 Shelbourne Street. The
proposal includes the rezoning and consolidation of two single-family lots to permit the development of 15 infill
townhomes. Our application is guided by the Official Community Plan (OCP), the Fernwood Neighbourhood Plan
(2021), as well as the established development patterns seen along the Shelbourne Corridor. The proposal focuses
on addressing housing attainability under the guidelines of the Missing Middle Housing Initiative through a contextually
appropriate form of development.

Following early Staff review and consultation with our neighbours, this proposal was presented to the Fernwood Land
Use Committee on April 7, 2022 and June 2, 2022. Comments and recommendations have been reviewed and the
proposal has been updated to reflect what we have heard.

PROPOSAL

This proposal contemplates the future rezoning of 2540-2542 Shelbourne Street from an R1-B to an RT zone,
permitting the proposed form of development under Policy guidelines described below.

Through our engagement with the Fernwood CALUC, and discussions with Planning Staff, we have heard and
responded to comments from the neighbours and have reflected these changes in our proposal. Additionally, we have
and will continue to meet with neighbours in close proximity to the site on a 1:1 basis.

The project has evolved to include 15 ground-oriented townhomes surrounding a central courtyard. The townhomes
include a mix of 2 Bedroom + Den, and 3 Bedroom + Den homes, all with secured interior parking at grade. The
townhomes are formed into three structures that run the length of the site, creating private patios behind each home,
between the neighbours to the north and south. The orientation of the homes is consistent with existing 3-storey
townhomes along the Shelbourne Corridor and includes street-facing facades and entryways that enhance the
boulevard aesthetic and character. The street facing townhomes have been refined further to reflect comments from
community members and Planning Staff.

HOUSING BENEFITS

The Fernwood Neighbourhood has the city’s highest total number of families with children at home, and one of the
highest shares of young adults aged 15-34. Most of the housing in the neighbourhood is single family, at approximately
25% of dwelling units, and apartments at approximately 63% of dwelling units.

Between 2012 — 2020, a total of 56 new housing units were approved within the Fernwood neighbourhood. This
proposed application would represent a 27% increase in the total number of housing units approved over this 9-year
period. Beyond the direct community, the creation of Missing Middle Housing has been challenging when compared
to the development of condominiums and single-family dwellings. From 2012 to 2019, fewer than 250 Missing Middle
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homes were approved. Rising housing costs have left fewer opportunities for families to purchase their first home in
Fernwood and Great Victoria.

SITE CONTEXT

The site is located on the western side of Shelbourne Street within the Fernwood Neighbourhood, in close proximity
to Jubilee and Oaklands. The proposed townhomes are situated within a sweeping canopy of trees along this transit
corridor, and holds the grandeur of two Gerry Oak trees, framing the site. Single-family residential homes are bordering
the south, west and north of the property, with higher density forms of development immediately south and north
along Shelbourne Street. The amenity-rich surroundings include the future East Bay Street Village, the Royal Jubilee
Hospital, and the Hillside Shopping Centre.

The neighbourhood of Fernwood contains an increasingly diversified housing stock, ranging from heritage homes and
bungalows to low-rise multi-family residential. Although the area is predominantly zoned for ground oriented single-
family homes, the neighbourhood directives outlined in the OCP envisions residential densification opportunities in
the areas in and around Bay Street and Shelbourne.

The Shelbourne Corridor has experienced diverse change over the past decades with a range of building types. As a
result of the community’s built-form and character, the project team believes a three-storey, ground-oriented
townhouse proposal will be best suited in further establishing this corridor and the housing diversity within the
Fernwood community as well as meeting the needs of the individuals and growing number of families in the area.

POLICY CONTEXT

In tandem with early engagement of the Fernwood CALUC and the Planning Department, our team has focused on
the guidelines and objectives of several policies to shape the proposal. These guiding documents and policies are
noted below with key summaries provided.

While two of the policies below are noted to have informed the design of the proposal, these policies have only recently
been brought forward to Council; the applicant team has relied on adopted policy to guide the proposal, while
considering the upcoming relevant Policies:

The Official Community Plan;

Fernwood Neighbourhood Plan (2022);

Aavisory Design Guidelines for Buildings, Signs and Awnings (1981);

Design Guidelines for Multi-Unit Residential, Commercial and Industrial Development (revised 2019);
Guidelines for Fences, Gates and Shutters (2010);

Missing Middle Initiative (2022); and

Tenant Assistance Policy

Official Community Plan

The site is currently zoned R1-B, Single Family Dwelling, and holds an Urban Place designation of Traditional
Residential. This designation envisions multi-unit buildings up to three-storeys, including attached residential and
apartments, at approximately 1.0 FSR. The proposal contemplates the two properties to be consolidated and rezoned
to an RT designation to permit three-storey, ground-oriented townhomes with a density of 1.1 FSR, consistent with
the objectives and guidelines in the OCP.

The subject property is within the Development Permit Area 16 — General Form and Character. The objective of this
designation includes several guidelines our team has addressed, specifically:
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1. Multi-unit residential developments that provide a sensitive transition to adjacent and nearby areas with
built form that is often three storeys.

2. To integrate multi-unit residential buildings in a manner that is complementary to established place and
character in a neighbourhood or other area, including its heritage character.

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

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

The proposed building forms and character have been designed to align with the above objectives. The three-storey
townhome form includes a varying and articulated roof line that is reminiscent and complementary to the more
traditional forms of housing that are cherished within Fernwood and found along the Shelbourne Corridor. The gables
and articulation of the Shelbourne Street facade serve to provide a street-facing character that enriches this block
and creates a sensitive infill form through its orientation to reduce the massing along the boulevard.

A setback of approximately 7.7M from the boulevard serves to create a significant landscaped transition and
opportunity for future road widening and bike lanes, consistent with recent projects along Shelbourne. The landscape
treatment within this area will conform to the guidelines of the provided Statutory Right of Way; additionally, we are
seeking to provide family-focused amenity space under the retained Gerry Oak within the SROW, in an area that will
not be utilised for future road widening. The proposed programming will be further explored with City staff.

Fernwood Neighbourhood Plan (2022)

As noted in the Committee of the Whole report for Local Area Plan amendments, “capacity for more housing choice
was a top concern among residents... Beyond clear community desire, the need for more housing that meets a
diversity of lifestyles, preferences, and incomes is illustrated in latent demand indicators, growth projections, and the
gaps in existing Official Community Plan (OCP) Urban Place Designation capacity.”

Within the Fernwood Neighbourhood Plan, the support of diverse, mixed housing is most relevant to this proposal.
The intent of designing 15 townhomes on this site creates 2 bedroom + Den, and 3 bedroom + Den homes with an
average habitable area of ~1,220 sq. ft. These highly liveable, functional homes are inherently more attainable than
comparable single-family homes in the area. Additionally, they include secure interior parking, ample storage for bikes
and strollers, private outdoor space for each home, and flexibility at grade for a bedroom to accommodate a growing
family. This proposal targets young families that wish to stay in or move to this amenity rich community that supports
a car-light lifestyle.

The Missing Middle Housing Initiative (2022)

At a time when housing is a pressing issue in Victoria, we seek to address this need by proposing ground-oriented
townhomes for Victorians to call home. This project is largely about unlocking the potential for multi-family housing
that meets the needs of those within a traditionally single-family neighbourhood. The proposal responds to the spatial
limitations of the site and context along Shelbourne Street, while considering key issues such as walkability, transit,
housing diversity and accessibility.

The specific objectives of the Missing Middle Housing Policy that have been addressed in this proposal include:

e Improve options for families to stay in the City; through the City’s Financial analysis for Missing Middle
Housing, it is evident that ‘smaller unit sizes will keep the total unit price more affordable than larger units
allowing the new units to appeal to a broader range of buyers’. To achieve townhomes with an average
habitable area of ~1,220 sf, the proposal has oriented the homes perpendicular to the street. This orientation
has precedent along the Shelbourne Corridor with the closest relevant project located one block north of this
site. The rationale is further described below.
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e Increase the supply and variety of housing; this proposal and the orientation of the homes facilitates a net
increase of 13 homes on this site. This form of housing includes multi-level living with flexibility at grade to
provide an additional bedroom and private outdoor space.

e Ensure the look and feel suit the character of the neighbourhood, support social interaction and foster a sense
of place; the proposal facilitates a common central courtyard with articulated pedestrian entryways and
landscaping to soften what would otherwise be a hardscaped drive aisle. The two homes facing Shelbourne
Street maintain a street-facing fagade conforming to the Design Guidelines, while benefiting from a shared
courtyard open for resident programming.

Paramount to the construction of missing middle housing here is affordability, appropriate sizing and orientation. In
response to this initiative, neighbourhoods throughout the City, and in particular along the Shelbourne Corridor, will
only achieve this type of missing middle housing through a variety of appropriately design forms, including sensitive
‘galley forms’, necessary to yield approximately 1.0 FSR with ~1,220 sq.ft. ground-oriented homes.

Sustainability
The proposal includes a commitment to achieve Step Code 3 of the BC Energy Step Code, equating to a

performance target that is 50% better than the BC Building Code. The project team will employ such measures as the
use of durable and sustainable building materials, low e-glazing throughout, bike parking for residents to encourage a
car-lite lifestyle and EV infrastructure for car-charging.

The landscaping proposed includes the retention of two significant Gerry Oak trees along Shelbourne Street. The
retention of these trees forms an integral piece of this project and its identity, frames the primary entry, and maintains
the existing urban forest.

Tenant Assistance Policy

The two existing houses on the property are occupied by tenants. Through an approved rezoning Bylaw to facilitate
15 family-oriented townhomes, relocation will be required. We will continue to engage with the tenants and will follow
the guidelines of the City’s TAP.

In tandem with this Rezoning application, a Tenant Assistance Plan is being drafted with Staff input for consideration
and feedback. Through the CALUC process the importance of tenant protection was reinforced and is paramount for
our proposal.

Further to our community meeting and input from Community Development, we are committed to providing all
of the tenants, including the 70% of existing tenants that are ineligible under the Policy, with compensation
under the guidelines of the TAP. We look forward to continuing to engage with tenants as this project is
developed.

Housing Affordability

Through our community engagement the concerns around affordability have been evident and consistently discussed
amongst our neighbours and community. Our objective in this proposal has been to facilitate the development of
family-friendly, ground-oriented housing at a scale and form that is inherently more attainable than comparable single-
family structures. To permit this type of housing, a galley-style development is paramount for this site.

Layered in with the creation of attainable housing, and following Council, Staff and Community feedback, we
are proposing to offer two of the new townhomes in this proposal at 10% below market value. In doing so,
this proposal will include a range of housing types with various levels of affordability for a greater number of
residents in the community. We believe there is an acute need for these affordable homes within the
community and we are committed to providing this housing under this proposal and will work with Staff to
ensure it’s delivered successfully.
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DESIGN RATIONALE

Following early consultation with Planning, the applicant team has revised the proposal and space planning accordingly
to address the following two concerns:

e Locate homes toward the street; and
e Proposed homes to be sensitive to neighbour outlook and privacy.

Orientation

The Shelbourne Corridor is characterised by a diverse set of housing typologies. Pockets of more recent construction
along this corridor, including but not limited to the Pearl Block and London Arbour, include typologies that have been
conceived largely due to site dimensions, namely the significant depth of the properties. These successful infill homes
capture the full depth of the properties with reduced set-backs and contextually appropriate ‘galley form’ design.

The most significant challenge / opportunity within this neighbourhood, with respect to home building, is responding to
this site depth in a manner that results in a sensitive built form and an economically viable project. Re-orienting the
homes toward Shelbourne Street results in a significant increase in the sizing of the homes due to the site
constraints, pushing the areas up to ~1,700 sf on average (in necessity to achieve ~1.0 FSR) becoming less and less
attainable for young families.

The design team for this proposal has undertaken massing studies to orient homes in a manner that is consistent with
the streetscape in this growing neighbourhood and aligned with OCP densities and heights. This Shelbourne Street
elevation is designed to fully adhere to design guidelines through fenestration and gables that complement the
architectural context of this area, with a roofline that sets back from the street reducing the overall massing along this
frontage. This orientation is further enhanced through a continuous landscape buffer running perpendicular to the
street along the north and south property lines. This landscape buffer is unique to this site and provides a substantial
improvement to existing conditions and visual interest from the boulevard.

The homes oriented to the semi-private courtyard off Shelbourne are designed to respond to neighbour privacy
(detailed below) while maintaining a high level of design and refined expression.

Privacy and Neighbourliness

Through design iterations and staff feedback, the applicant team explored several housing options for this site.
Following precedent projects along the Shelbourne Corridor, some within a single block from the property, the
proposal for two rows of townhomes oriented east/west, and perpendicular to the street, limits the overall shadowing
impact on the neighbouring properties and reduces the massing of a street wall in this residential neighbourhood.

With respect to addressing potential privacy and outlook concerns, the design team has provided the following
changes:

e Fenestration has been designed to address the outlook over neighbours, specifically to the north and south.

e Window heights and widths overlooking neighbours have been sensitively placed with respect to privacy and
design considerations.

e The interior programming of the townhomes has been revised to create living space with outlooks over the
shared courtyard. This response creates several positive outcomes including: prime living space and
circulation through the home, which is located away from the neighbours’ property lines; limiting outlook and
improving privacy; and creating prime living space on the courtyard side allowing for limited glazing towards
the neighbours.

e Living spaces have been designed to overlook the shared courtyard providing architectural opportunities for
expressing the space with more significant glazing / bay windows to increase daylighting.
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e Living space has been designed over the shared courtyard, with direct pedestrian entries below, creating an
outlook over a shared semi-private residential space, fostering a secure, family-friendly courtyard.

e The interstitial space between the townhomes and neighbours will be programmed with private patios and
internal access only. Pedestrian circulation will happen within the shared courtyard. Layered landscaping
between the patio and neighbours will promote privacy for both, while fencing and screens will create a
second layer of privacy between all neighbours.

CONCLUSION

The applicant team believes the proposal outlined above successfully addresses the objectives of the noted City
Policies and Design Guidelines through a built form that provides a Missing Middle typology consistent with its
context. Through the rezoning process we look forward to refining this proposal through continued work with Staff
and neighbours to permit the development of family-oriented homes within this community.

Sincerely,

Frame Properties



