
JAMES BAY NEIGHBOURHOOD ASSOCIATION 

MINUTES – General Meeting October 12th, 2016 

 

1. Welcome 7:00 pm; 46 in attendance 

Marg Gardiner: meeting chair Laura Neil: recorded minutes 

 

2. Approval of Agenda as amended: m/s/c 

Marg spoke of Chris Doyle’s objection at the September meeting, namely 

that 

the amended agenda had not been mailed to him as required by the Bylaws of 

the Society. Chris was correct in this regard in that the amended agenda 

had 

not been sent. If an agenda is amended in the future and forwarded to 

members 2 or more days before the meeting, best effort will be made to 

forward the same to Chris by mail as required. 

 

3. Correspondence and Announcements: 

Correspondence accepted as circulated m/s/c 

Announcements as per the Directors’ Report 

 

4. Minutes of September 14th, 2016, meeting: m/s/c as distributed. 

 

5. CALUC: 672 Niagara – Niagara Mews Richard Iredale, Iredale Group 

 

Marg Gardiner reported on the Development Review Committee (DRC) pre-

meeting: 

On September 19th, the JBNA Committee members, Tim VanAlstine, Wayne 

Shillington, and Marg Gardiner met with Richard Iredale to review the 

project. The project is converting the house at 672 Niagara to a fourplex. 

The site is currently zoned for apartments (R3-2) and the proposal 

conforms 

to the zoning with respect to use, setbacks, height, site coverage, 

floor-area-ratio, unit size, and number of units; however the triangular 

site 

is “small” at 551m2, “non-conforming” to the required 920m2 minimum site 

size 

and presents set-back challenges. The request via CALUC is to consider 

“relaxing” of the lot size. The discussion focused on parking. Although 

City 

staff had suggested that three parking spots would be sufficient, 

committee 

members felt that the tenants may each have a vehicle, even if not used 

regularly. Hence three spots would mean that a tenant would be parking on 

Niagara or St Andrews. The site could accommodate a fourth parking stall 

without compromising the large tree in the north part of the lot. 

 

Community Meeting presentation: 

Richard Iredale described the proposal with the assistance of several 

schematics. The existing house would be lifted 4 ft permitting the 

building 

of a new lower floor. With an addition to the north side, 4 rental units 

would be created. 

 

Questions/comments: 



Q/A all those who spoke to the proposal live within 100m of 672 Niagara 

 

C: Beacon St Resident – presentation much better than one suggested a few 

years ago, only concern parking for guests. Old proposal essentially 

proposed using the lane for parking, this proposal is better. 

 

Q; Thetis lane resident – concerned about shadowing and what impact 4.5 ft 

will have on him as he lives across from building. Aside from that 

concern, 

likes the proposal. 

A: Shadow study wasn’t done, but can do one and share it with the 

resident(s). 

JBNA: Suggested that study be forwarded to JBNA who would get the 

residents 

addresses and forward on to them. 

A: Agreed 

 

C: 188 Douglas resident – walks on the lane most mornings, thinks very 

nice 

looking, new build won’t obstruct lane which is good 

 

Q: What is building time frame – approximately 12 months once approved 

 

C: Since the units are rental, can he (Richard) be a contact for yard 

issues. Previous gardener blew all the debris onto the lane and other 

properties. 

A: Yes, can contact him and he lives nearby on Menzies, so could keep an 

eye on it. 

 

Q: What are plans if zoning not approved 

A: Haven’t thought about it very much – perhaps a duplex, but also have 

lot 

size problems. 

 

6. 2016 Cruise Ship Traffic Volumes in James Bay 

Brian Scarfe, JBNA Quality of Life Committee 

 

Brian Scarfe presented his analysis of James Bay traffic volume data 

provided 

by the City of Victoria. Daily average traffic volumes were provided for 

several streets. The traffic volume impact of cruise-ship calls, both on 

an 

hourly basis and on a per cruise ship call basis, was highlighted. Apart 

from the impact of some classification changes over time, cruise ship-

related 

traffic volumes have been quite consistent over the years, with around 

1,100 

additional vehicle movements on Dallas Road, both north and east of Ogden 

Point, on three cruise ship evenings. 

 

Brian provided some analysis of the manner in which the cruise-ship 

schedule 

could be altered so that evening ships both arrived and departed earlier. 

This would be a win-win improvement from a triple bottom line perspective. 



$38 million (or $170,000 per cruise ship call) is the best estimate of the 

local economic impact of a cruise ship season with 225 calls, not the 

exaggerated $100 million number quoted by GVHA and the Victoria Cruise 

Industry Alliance. 

 

7. CALUC: 121 Menzies 

Harold Stanley, Planning Consultant, 

Charles Miller, Engineering Technologist, Duncan Valley Designs 

John Ivison, John Ivison & Associates 

Gordon Osbourne, owner 

 

Marg Gardiner reported on the Development Review Committee (DRC) pre-

meetings: 

On July 4th and September 12th JBNA Committee members, Tim VanAlstine, 

Wayne 

Shillington, and Marg Gardiner met with the proponents. Trevor Moat was at 

the July meeting and Tim Sommer at the September Meeting. 

A proposal for this property was presented at the April 8, 2015 JBNA 

meeting. 

The letter from that meeting will be appended to the letter from this 

meeting as the issues remain. 

The R-2 building was renovated in 1992 and subsequently given an occupancy 

permit for seven LHK suites. The owner soon thereafter completed 

additional 

renovations, added five more suites in the building and then converted a 

garage to stand-alone accommodation. With changes, there were 13or14 

rental 

suites. The added suites were constructed without City permits or 

approval. 

Since that time, the proponent has had consultations with the City and 

reworked the interior configuration and is now proposing 11 units. 

At the pre-meetings, the items suggested to be contentious remained: 

1) the precedent it might set and the message to other landowners who 

could make similar unapproved renovations or that this would set a 

precedent 

for the level of density and type of renovation permitted in the 

community. 

2) the parking shortfall which further frustrates residents who are 

searching for parking near 5-corners and especially Thrifty Foods. 

 

 

Community Meeting presentation: 

John Ivison . . building constructed in 1906 was originally single family 

R-2 zoning. Owner G Osborne purchased in 1992. 1992 restoration started; 

house raised, windows/doors replaced, painting, roof and gutters. Interior 

changes 7 light housekeeping suites, 7 kitchenettes, 4 common washrooms. 

Additional work took place which increased units to 14, this was done 

without 

permit. Only 1 parking space. The current proposal has no plans to provide 

additional parking based on parking study. Has a secured area for bikes. 

 

Questions/comments: 

Q/A opportunity given to those proposal live within 100m of 121 Menzies, 

followed by invitation to any resident. (addresses not captured for all 



speakers) 

 

C: resident – the approval of zoning for 7 units should never have been 

exceeded 

 

C: Lewis St resident – take offensive when you state there are other 

buildings which have suites greater than permitted and only reason you are 

here is that it was “just the one found out”. This insults those who 

follow 

the system and create suites legitimately. 

Q: Lewis St – want 11 suites, an office, garden suite are they included in 

the 11 

A: Yes 

Q: What is rent range and suite size range 

A: range of rent $330 and $1000 monthly. Currently 250 sqft, with 

reduction from 14 to 11 suites range will be 287 to 780 sqft 

C – takes great exception to how this has been presented. Defies all 

zoning 

requirements. Crams in units. 

Q: How many tenants currently in residence 

A: 7 

 

C: 17 yr resident, appreciates issue of affordability, worth supporting. 

11 

units not to be sneered at. 

 

C: Don’t support it -flies in face of by-laws, permits, what’s the point 

of 

other community members following rezoning regulations if people flaunt 

regulations. Sets a bad precedent. Has had 24 yrs of revenue from the 

illegal suites. Restore back to original 7 suites. Proponent is trying to 

pull on heart-strings to rationalise his circumvention of bylaws. Others 

have followed the rules, and it cost them a lot. 

 

Q: What are alternatives. 

A: will have to restore back to original 7 units. 

 

C: 1992 entitled to 7 suites – compromise 11 suites – need to go back to 7 

suites. Currently occupied by 7 renters. No one would be displaced. 

 

Q: if reduced to 7 suites won’t be as affordable? 

A: Yes, would have to revert back to light-housekeeping suites no 

individual 

bathrooms would be shared. That is the term of the covenant which was 

entered into – if proposal does not succeed then must revert. 

 

8. Community Concerns: 

Friends of Fisherman’s Wharf : Kristin Stein, a resident at the wharf, 

raised concerns about the proposed bridge across Heron Cove which has been 

proposed by City. Concerns are focussed on possible environmental impacts. 

Fear the planning will impact the otters, birds, fish, other sea life. 

 

The issues are: 

~ mid-section support for the bridge would disturb the sea-bed and raise 



pollutants 

~ shadowing of the 3m bridge on the water/sea-bed 

~ terraced timber sundecks and stairs to the rocks would encourage people 

to 

enter the mud-flats which would disturb sea-life 

 

Want the cove protected as a wildlife corridor. No environmental impact 

study has been done. 

Bridge was approved by City in May 2016; this is an effort to make changes 

to 

city’s plan. 

 

Marg responded that she was told by Transport Canada, September 20, that 

an 

environment assessment is being done and must be completed before City can 

go 

forward with their plan. 

 

Friends of Fisherman’s Wharf web-page with links : 

http://friendsoffisherman.wixsite.com/fishermanswharf/heron-cove 

 

9. Adjournment: 9 pm 

 


