
	

	

	
	
	
JAMES	BAY	NEIGHBOURHOOD	ASSOCIATION	
	
General	Meeting	Agenda	 	 	 	 	 	 	
7:00	pm	–	9:00	pm,	January	8th,	2020			
James	Bay	New	Horizons	–	234	Menzies	St	
	
	
Agenda	
	
1.	 Welcome	&	Announcements	
	 	 	 	
2.	 Approval	of	Agenda	 	 	 	 	 	 	 	
	 	 	 	
3.	 Correspondence/Announcements	
	 ·	Circulating	Correspondence	file	
	 	 	 	
4.	 Minutes	of	December	11th,	2019,	meeting	
	 	
5.	 CALUC:		596	Marlfield	–	James	Bay	Inn	–	change	of	use	

o Gene	Miller,	New	Landmarks	
o Ric	Allen,	Proponent	

	 	 	
6.	 Village	Green		-		Preliminary	Concept	

110/114/122	Menzies	&	450/456/458	Niagara	
o 		Deane	Strongitharm,	CitySpaces	Consulting		
o 		Andrew	Rennison,	Primex	Investments	Ltd.		
	

7.	 Community	Voices	
(i) James	Bay	Window	Wanderland	2020		 	

o 		Terry	Loeppky,	Coordinator		
	
8.	 Adjournment	



 

 

James Bay Neighbourhood Association 
General Meeting January 8, 2020 

 
Welcome   Marg Gardiner, Chair 
  Linda Carlson, minutes 

  72 in attendance 
  Present: Kimberley Stratford, City of Victoria Neighbourhood Liaison 

Chair acknowledges meeting held on traditional territory of Songhees and Esquimalt 
peoples. 
Chair reminds meeting that respectful dialogue is expectation. 

 
Approval of Agenda m/s/c 

 
Correspondence and Announcements m/s/c 

  JBNA has changed the way it distributes correspondence. The goal is 
to reduce/eliminate hardcopies.  Correspondence is now posted on our website.  In 
addition to correspondence, the City’s Neighbourhood Report, and minutes are 

posted. There will be one hard copy of correspondence distributed at meetings for a 
period of time. 

  April 8, 2020 is the JBNA Annual General Meeting.  There will be 
vacancies on the Board and so new representatives are encouraged to indicate their 
interest to serve on the Board.  Also seeking interested volunteers to take minutes 

when needed. 
  JBNA presented to City Council (December 5, 2019) on the impact of 

cruise ships on James Bay.  JBNA and GVHA presentations are posted on 
www.jbna.org. 
  All those present encouraged to read the January Directors’ Report for 

upcoming events and meetings of interest to James Bay resident. 
  February’s agenda will include updates on cycling paths in James Bay, 

as well as invitation to provide input on new Peter Pollen Waterfront Park. 
 
Minutes of December 11, 2020 m/s/c 

 
CALUC (Community Association Land Use Committee)  

596 Marifield – James Bay Inn rezoning 
  Gene Miller, New Landmarks 
   

The Chair provided an explanation about the CALUC process, including how 
residents can provide comments to City Council about the proposal. 1639 notices of 

this rezoning application were sent to nearby residents of the James Bay Inn (JBI). 
Gene Miller presented the proposal on behalf of Ric Allen, proponent.  
 

Mr. Miller said the JBI purchased the property on the corner of Government and 
Marifield Streets in 2007 and has used the property for transient purposes as part 

of the operation of the JBI.  596 Marifield is currently zoned R2. The JBI owns 
another house at 590 Marifield, next door to the property in question. There are no 
changes proposed to the house at 596 Marifield.  The intention is to continue to use 

the property for vacation options for hotel guests. 



 

 

 
Mr. Miller invites residents to offer any proposal to improve the visual presence of 

the property, such as hedges or landscaping, to the JBI.  The JBI commits to 
maintaining its relationship as a good neighbour. 

 
Questions/Comments: 
 

C: Resident from Avalon Street is opposed to this rezoning for fundamental 
reasons.  The property is designated as traditional residential by the Official 

Community Plan (OCP), meaning there are no commercial opportunities for these 
properties.  The JBI has existed for approx. 100 years and is one of two properties 
in the traditional residential which is zoned commercial, the other being Niagara 

Market.  The JBI owns the property immediately south on Government Street, as 
well as the two properties on Marifield. This rezoning would see a residential 

property rezoned to transient accommodations contrary to the OCP.  The OCP 
requires a rationale, beyond a business interest, for a change to zoning and there is 
no rationale here.  The R2 zones permits a bed & breakfast with owner in residence.  

Retaining R2 zoning will ensure long term rental in James Bay rather than 
temporary visitors.  Rezoning the property is not what is needed in the community. 

 
C:  A resident on Douglas Street supports the rezoning as the JBI is a good 

neighbour, maintaining their properties and providing a good service in our 
neighbourhood.  This modest change will enable the JBI to continue in the future. 
 

Q:  Resident 2 blocks away from the JBI asks what transient zoning enables in 
terms of the kinds of redevelopment possible on that property. 

A:  Mr. Miller does not want to speculate, but the T23 zone is site specific that 
permits only transient use for maximum of 3 suites.  JBI is seeking site specific 
zone for 596 Marifield to permit one rental unit classified as transient use.  

 
Q:  Resident who lives across the street feels like insufficient information has been 

provided for her to support or not support the proposal.  Resident asks who she can 
speak to in order to have enough information to make a decision as Mr. Miller 
appears not to have details. 

A:  Mr. Miller offers to meet with resident and if he is unable to answer questions, 
arrange for Ric Allen to meet with her. 

 
Q:  Toronto Street resident seeks clarification as to whether this rezoning is result 
of a request by City of Victoria or did the JBI owner request.  

A:  City has required JBI to rezone in order to continue use as transient use.  If 
rezoning denied, the JBI would presumably use property for revenue, such as 

rental. 
 
Q:  Government Street resident asks about use of other homes that are owned by 

JBI?  How many people can be accommodated by these additional properties? 
A:   The other properties, including the JBI, are all used for hotel purposes.  Mr. 

Miller cannot answer the question as he does not have that information, however, 
the individual houses are used for family groups. 



 

 

Q:  How many bedrooms are in the house to be rezoned? 
A:  There are 2 bedrooms in the house at 596 Marifield. 

C:  A resident said the City’s website indicates that the house on Government 
Street owned by the JBI permits 4 hotel units.  590 Marifield, to the west of 596, 

has zoning for 3 hotel rental units. 
 
Q:  Resident on Niagara Street is confused about the number of units entitled with 

T23 zoning.  If JBI is requesting only one suite at 596 Marifield for this rezoning, 
can JBI later replace the building with a 3 suite unit? 

A:  The T23 zone* is site specific to 596 Marifield and is for one unit.  The zoning 
would permit one unit even if the house was replaced with another building.  
Chair clarifies that the notice for the City’s public hearing will specify what is being 

requested.  Residents will have opportunity to provide comment into rezoning 
application to Council.  

 (*Likely intended to reference T-1) 
 
Village Green – Preliminary Concept 

110/114/122 Menzies & 450/456/458 Niagara 
  Deane Strongitharm, CitySpaces Consulting 

  Andrew Rennison and Matin Ghavi, Primex Investments Ltd. 
  Tony James and Jeremy Beintema, KPL James Architecture 

 
Chair introduces the preliminary concept for Village Green, noting that this is not a 
formal CALUC.  Once the proponents are ready to proceed, a formal CALUC meeting 

will be held. 
 

Deane Strongitharm presents on behalf of Primex Investments Ltd.  The 
developers, architects, and property owners are in attendance.  The ownership 
represents the property on Croft Street as well as the property on Menzies and onto 

Niagara Street.  It is the Menzies/Niagara Street portion of the property being 
discussed this evening, representing about 5500 sq. meters, or 5900 sq. ft. or 

approx. 1.5 acres.  There is approx. 250 feet of street frontage on both Menzies 
and Niagara Street. 
 

The buildings were constructed in the early 1960s and have reached the end of 
their life. They were modestly constructed to begin with and require more than 

simple upgrading.  Primex took over management of the property in 2016.  The 
buildings do not meet current standards for multiple housing.  There are 36 units 
on this portion of the site and redevelopment will enable a significantly greater 

density and more diversity of unit types.  No specific unit numbers are established, 
but the goal is to create approximately 10% studios, 40% 1 bed, 40% 2 bed and 

10% 3 beds – all rental.  The OCP identifies this property as part of a large urban 
village which envisions greater density than exists. OCP for this site permits low 
and medium rise buildings with a density 20:1 up to 6 storeys. 

 
Primex (Vancouver based) is focused on rental housing, and owns 8 apartment 

buildings in Victoria (450 rental units).  The plan is to provide a high standard of 
family oriented rental housing on this site.  Primex will implement a “Tenant 



 

 

Community & Relocation” program to assist existing tenants for “smooth 
transition”. 

 
Tony James, KPL James Architecture specializes in multi-family residential.  Project 

not yet in design phase, but thinking about the kind of buildings that meet the 
standard of being a good neighbour. Mr. James notes there is quite a variety of 
housing/building types and scale on adjacent properties.  He plans to continue with 

the existing principles of the location that give positive pedestrian qualities for the 
new Village Green project.  KPL looked at other residential properties in the City to 

see what kinds of architecture fits in residential neighbourhoods.  All have a 
townhouse appearance, in a 3 or 4 storey range on the street front.  Pedestrian 
friendly streets have front doors on the street, and attractive landscaping.  Higher 

buildings would be set back so that the street front continued to be pedestrian 
friendly.  One of three design options were provided. 

  
Questions/comments: 
C: A tenant at Village Green said the notice from Primex to vacate families when 

there are no 2 bedroom units to rent in James Bay has created uncertainty.  
Tenants are feeling stranded. A two to three year move span isn’t sufficient.  Some 

have been here for years, and it will become difficult as the deadline comes closer.   
Many of Village Green tenants pay less than market rent.  Moving will require 

higher rents. 
A:  The City’s tenant relocation policy requires moving costs and compensation, 
with right of first refusal to move to new buildings.  Primex has other rental 

properties and has established a commitment to assist tenants as much as possible.  
Primex will consider relocating to the Croft Street side as vacancies arise. 

 
C: Tenant is young person who is fearful about moving as her current unit is the 
only affordable option she could find.  She is concerned about having to find a new 

apartment which means leaving Victoria because of high rents.  Relocation is 
unclear to her, are you going to help us relocate in the same neighbourhood?  

Existing property has yard space, important for young families.  The proposal 
speaks to green space, but not to yard space.  The two year notice is an eviction 
notice and everyone is trying to find someplace now.  Tenants cannot wait for two 

years because the City’s rents increase every year.  This proposal is forcing out 
young people from the City, where we grew up. 

A:  Primex will be addressing the relocation for the tenants with those affected.  
Realistically, the earliest date that anything will happen on this site is 3 years.  
Tenant responds that in those 3 years rents in other buildings will increase. 

 
C: A tenant observes a concern about green space vs yard space.  Currently most 

units have actual yard space which means you can see your children when they are 
outside. The options that are being considered emphasize green space, but there 
are no specific yards secure for children. 

 
Q: Resident on Lewis Street asks Primex to bring details of tenant assistance plan 

as resident is concerned about the impact of relocation and potential displacement 
of 36 families from our neighbourhood.   



 

 

 
Q: Tenant on Croft Street asks if proposal is to complete Phase I before starting on 

Phase 2. 
A: Yes, plan is to complete phase 1 before starting on the Croft Street portion. 

 
Q:  Tenant asks for approximately dates when Phase 2 would begin? 
A:  Minimum 5 years out, probably longer before Phase 2 could begin. 

Q:  Is it reasonable for tenants to believe that you can assist us to find residences 
in James Bay? 

A:  That’s our goal.  We will return with details for the tenant assistance plan. 
 
Q: Resident on Clarence Street is concerned about access to seniors in new 

development.  Will landscaping consider needs of assist seniors and have space for 
an ambulance? 

A: All units will have elevators. 
  
Q:  Neighbour on Berwick Street asks if developer will consider widening sidewalk 

on Menzies Street.  Resident also prefers 2nd of 3 options shown for design. 
 

Q:  Menzies Street neighbour asks if geotech studies have been done yet to ensure 
that underground parking is possible.  Request proponents bring details back to 

James Bay next.  Resident is concerned about impact of additional traffic on 
neighbourhood. 
A:  Intention is for underground parking.  It is intended to have vehicle charging 

stations, bicycle parking. 
 

Q: Resident from Dallas Road resident who wonders what consideration is being 
given to accommodate barrier-free residents for those with mobility challenges. 
A:  Building code requirements for certain number of units to meet the needs of 

those will mobility issues. 
 

Q: Resident from Dock Street sympathizes that buildings are past their best date 
and wonders what is overall number of units under consideration? 
A: Not yet determined the number.  It will depend on approved floor/space ration 

but it will be greater number than 36 units. 
C:  Resident has significant concerns about young families and seniors and their 

ability to pay rent in James Bay.  Diversity is important to our neighbourhood. 
A:  Diversity is incorporated in good architecture and we will definitely be looking at 
the options of housing types.  In addition, when the vacancy rate is close to 0%, we 

need to build more rentals which will eventually create more options for people.  It 
takes a long time to bring these projects on board.  One of the challenges is the 

time spent waiting for approval from the City.  You can submit a proposal to the 
City but it often takes more than a year to come before Council. 
 

C: Clarence Street resident notes that James Bay has welcomed affordable housing 
into the neighbourhood.  Affordable housing contributes positively to our 

neighbourhood.  We want young people, we want seniors and want to continue a 
mixed demographic.  Rental housing is now replacing home ownership because 



 

 

mortgage rules make it more difficult to purchase condos and houses.  We want the 
kind of housing that provides homes for those who love living here and want to stay 

living here. 
 

C: Niagara Street resident echoes the comments about diversity as that is one of 
the best things about James Bay.  Wonders if the proponents would be prepared to 
consider a portion of their properties for low-cost housing? 

A:  Unless the housing is subsidized by government, there is no low cost housing 
being built.  It requires significant subsidy from government by capital contributions 

to lower cost to developer.  It is very difficult.  Rental housing is a very long term 
investment.  Primex has worked with government to provide low cost housing. 
 

Q: Oswego Street resident wonders if property has existing zoning to permit 
proposal. 

A: Yes. Zoning permits up to 6 storeys. 
 
The proponent commits to return to JBNA meeting with response to some issues 

raised later in the spring in order to gain more detail and input. 
 

Community Voices 
  James Bay Window Wanderland 2020 

  Terry Loeppky, Coordinator 
 
The third Window Wanderland coming up on February 21, 22 and 23. Please 

register online.  There will be opportunity to discuss plans January 25 10:30 to 
12:30 at New Horizons.   Feb 1, 8 and 15 workshops will inspire and assist. 

 
Adjournment 8:50 


