
Landscape

G | ALA Gauthier + Associates  Landscape Architects Inc
308 877 Hastings St
Vancouver, BC

Contact: Bryce Gauthier
Phone: 604 317 9682
Email: bryce@gauthierla.com

Code Consultant

Celerity Engineering Limited
102-5166 Cordova Bay Road
Victoria, BC  V8Y 2K6

Contact:  Corie Lubben
Phone: 250 410 2021 extension 205
Email: clubben@celerity.ca

Civil Engineer

McElhanney
3960 Quadra St #500 
Victoria, BC V8X 4A3

Contact: Nathan Dunlop
Phone: 778 746 7417
Email: ndunlop@mcelhanney.com

Pr
oj

ec
t I

D:
20

22
-0

6

James Bay Development
IMPORTANT: copyright reserved. This design and drawing is the exclusive property of Waymark Architecture and cannot be used for any purpose without the written consent of the Architect. 2025-04-15

RZ-000
Cover Sheet

 W A Y M A R K
A R C H I T E C T U R E

Project Address:

Civic Address
50 Government St
Victoria, BC 

Legal Address Description:
Property ID: 007-326-122
Legal Amended Lot 9, Beckley Farm, Victoria 
District, Plan 229

Architect

Waymark Architecture
1826 Government Street
Victoria BC  V8T 4N5

Contact: Will King
Phone: 778 977 0660
Email: will@waymarkarchitecture.com

ISSUED FOR: Committee of the Whole (COTW)
ISSUE DATE: November 5, 2025

Oeza Developments
1558 Beach Dr.
Victoria, BC 

Contact:
Mike Jones
mike.jones@oezadevelopments.ca
250-588-1960

Revisions
Received Date:

November 17 , 2025

**"Outside 
Amenity" 
overlooks South 
neighbour** 

  
  

 

**  Basement  
bedroom  
windows**  

**"Balcony/Deck"  overlooks  
South  neighbour**  

**The building’s scale, height, and 
placement significantly harm 
neighbour privacy and are 
incompatible with the surrounding 
heritage context** 

17.5m
 

36m
 

                                                         
**Size

 

of
 

50
 

Government
 

St.
  

lot
 

frontage **
 

               

**1* 

**2** 

**3** 

**4** 

**5** 

**6** 

**
 
Lot

 
frontage

 
required

 
by

 
bylaw

 
for

 
a

 
building

 
with

 
6

 
storeys

 
**

 

**Are these 
balconies or 
are the 
railings just a 
design 
feature?** 

Bob VS

Bob VS
O``

Bob VS

Bob VS

Bob VS

Bob VS

Bob VS
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 W A Y M A R K
A R C H I T E C T U R E

Proposed 'evelopment at
50 Government Street

Perimeter Elock concept envisioned in the 2050 2&P. 0ultiple housing types and Euilding si]es 
are shoZn Zith interior green space

Proposed 'evelopment at 
50 Government Street 

Existing neighEourhood Elock Zith proposed development shoZn at 50 Government Street

50 Government Street is Zithin Zalking distance to 
+olland Point and -ames Bay NeighEourhood &enters. 
The region is noted as a Priority GroZth $rea.

50 Government Street is in a Priority GroZth $rea� close to -ames 
Bay 9illage and +olland Point 9illage. ,t is located along the 
Government Street Eike corridor and close to transit routes along 
Niagra� 'ouglas and 0en]ies.

The development proposes a rental Euilding catering to car-Iree 
Iamilies and individuals Zith a Iocus on car sharing� Eikes and 
other human poZered transportation.

The  proposed  development  maintains  the  concept  oI  the  perimeter  Elock  concept  Zith  a  neZ  5  story  residential  rental  Euilding.  The  proposed  development  provides
 

a
 

neZ
 Euilding  type  Zithin  the  existing  IaEric  on  the  Elock�  helping  the  neighEourhood  reali]e  the  envisioned  Euilt  Iorm  in  the  2&P.

HOW THIS PROPOSAL SUPPORTS THE VICTORIA 2050 OCP

Complete Communities Anchored by a
Downtown Core:

Providing low-carbon residential infill within walking distance of the
Holland Point Village and James Bay community nodes, and with

immediate access to the Transit Priority Network.

Climate Forward Growth:
Utilizing low-carbon building materials and providing amenities that

support the shift to low-carbon mobility modes.

Livable Public and Private Spaces:
Offering generously sized units and three outdoor amenity spaces

(including two rooftop decks) and comprehensive bicycle accommodations.

Diverse Housing Options:
Directly addresses housing diversity with secured rental units, where 35%
offer two or more bedrooms and 24% offer three bedrooms, making the

project suitable for families and children.

Lands to Thrive and Prosper:
Maximizes land use by replacing and adding rental units on an

underdeveloped existing housing lot, thereby efficiently using urban land
and supporting the preservation of working lands.

Proposed 'evelopment at
50 Government Street
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Proposed 'evelopment at
50 Government Street

 

**5 storeys

  

plus

 

partly

 

below

 

grade

 

basement =6

 

storeys

 

**

         
 

 

**No, apart

 

from

  

the

 

5

 

lots

 

closest

 

to

 

Dallas

 

Rd

  

all

 

lots,

 

except

 

for

  
            

 

 
50

 
 Government St., are 

less
 

than
 

540m^2
 

and are limited 

by
 

zoning
 

to
 

3
 

storeys**

.

 

       
          

        

 

** City

 

staff

 

have

 

been

 

asked

 

to

 
investigate

 
designating

 

James
 

Bay
 

as
 an  Heritage  Conservation

 

Area.
 

It's
 reasonable  to  assume  

 
that

 
this

 
is

 
not

 what  is  envisioned  for  James  Bay!
 

**
 

 
** 65% 1-bedroom, 12% 2-bedroom, 23% 3-bedroom units** 

** 1-bedroom, 483 to 690 sq.ft. 
2-bedroom, 729 to 821sq.ft. 
3 bedroom, 984 to 1082 sq.ft. ** 

**all overlooking neighbours** 

Bob VS

Bob VS

Bob VS

Bob VS
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RZ-002
Zoning Compliance

 W A Y M A R K
A R C H I T E C T U R E

HOW THIS PROPOSAL COMPLIES WITH THE NEW ZONING BYLAW

The proposal requires setback variances due to the
limitations imposed by the property's frontage

requirements. Importantly, however, the proposed
density remains fully compliant with the zoning bylaw

and effectively supports the overall OCP objectives.

Category Zoning Bylaw 2018 50 Government Proposal Complies? Explanation

Family Units

3.1.30.c
For Buildings greater than 3 Storeys,
i) at least 10% of the Dwelling Units must have three Bedrooms or
more, and
ii) an additional 20% of the Dwelling Units must have two Bedrooms
or more;

35% of dwelling units have two bedrooms 
and 23.5% are three bedrooms YES

17 rental apartments proposed: (4 – 3 bedrooms, 2 – 2
bedrooms, 11 – 1 bedrooms). Proposal significantly exceeds 
minimum family unit requirements.

Dwelling Unit Size
3.1.30.a
The minimum size of a Dwelling Unit in a Residential Building is 
33m2

Mix of 44 m2 to 100 m2 units YES All units exceed minimum size.

Height Limit 4.1.3.a.ii
17m for buildings over 4 storeys and up to 5 storeys 16.565 m (5 storeys) YES Complies with the maximum allowable height for a 

five-storey building.

Lot Coverage
4.1.6.a
55% maximum for buildings greater than 3 storeys with three or more 
dwelling units

≈ 51.8 % YES Provides a balanced approach to coverage while
maximizing open space availability.

Open Lot Space
4.1.6.b
30% minimum for buildings greater than 3 storeys with three or more 
dwelling units

≈ 40 % YES The design provides enhanced open space and exceeds the 
minimum requirement.

Landscape Area
4.1.6.c
10% minimum of lot area for buildings greater than 3 storeys with three 
or more dwelling units

≈ 13.5% YES
Exceeds minimum landscaping requirements,
contributing to canopy growth. Replacing an existing
paved parking area.

Front Setback
4.1.4.a
4.0 m minimum for buildings greater than 3 storeys with three or more 
dwelling units

≈ 5.0 m YES Setback is in keeping with the neighbourhood.

Side Setbacks 4.1.4.c
9.0 m minimum to a Primary Façade above 4 storeys 1.55 m / 2.19 m VARIANCE  Variance requested to permit setbacks similar to the

existing and adjacent buildings

Rear Setback 4.1.4.d
8.0 m or 25% of lot depth, whichever is greater 5.65 m VARIANCE Variance requested to permit setbacks similar to nearby 

buildings.

Lot Area
4.1.7.a
540 m2 minimum for buildings greater than 3 storeys with three or more 
dwelling units

586.27 m2 YES Lot area is adequately sized and compliant with the
minimum requirement.

Street Frontage 4.1.7.b.ii
30 m minimum for buildings up to 5 storeys 17.5 m VARIANCE

Variance requested due to the narrow lot width. Design 
utilizes a single-stair core and efficient building form to 
maximize density on the constrained lot.

Parking
5.1.1.2
21 parking spaces based on parking requirements for Apartment 
(Dwelling Unit secured as rental in perpetuity through a legal 
agreement) within zone GRD-1

1 car share for residents and 1 visitor
parking space sized for accessible van
use)

VARIANCE
Variance requested to support the OCP's focus on 
Low-Carbon Mobility Mode Shift and leveraging the site's 
location on the Cycling and Transit Priority Network.

Accessible Parking 5.7.1.a
Minimum of 1 Van accessible parking space for 6-25 spaces 1 accessible sized van parking stall YES Compliant with minimum accessible parking

requirements.

Short Term Bike Parking
5.1.1.2
6 short term bike parking spaces based on parking requirements for 
Apartment (Dwelling Unit secured as rental in perpetuity through a legal 
agreement) within zone GRD-1

6 short term bike parking spaces are 
provided under cover near the main entry YES Compliant with short term bike parking

requirements.

Long Term Bike Parking
5.1.1.2
22 long term bike parking spaces based on parking requirements for 
Apartment (Dwelling Unit secured as rental in perpetuity through a legal 
agreement) within zone GRD-1

38 bike parking spaces are provided in a 
ground floor bike room YES

Ample bike parking supports the OCP's focus on 
Low-Carbon Mobility Mode Shift and leveraging the site's 
location on the Cycling Network.

Density
Schedule C – Density Benefits a
2.6:1 for A Lot that is in a Priority Growth Area and all Dwelling Units on 
the Lot are secured by legal agreement as rental tenure in perpetuity or 
secured as Residential Rental Tenure zoning,

2.13 FSR, secured rental in perpetuity YES Density is well below the 2.6 FSR maximum.

Proposal at 50 Government Street

**   65% 1  -bedroom,  12%  2  -bedroom,  23%  3-bedroom  units**  

**5 storeys plus basement =  6 storey building ** 

**Not checked** 

**Not checked** 

**Not checked** 

**9m  minimum  side  setback  req'd;  1.55m  variance  requested**  /2.19

**8.6m minimum rear setback req'd (25% of depth); 5.65m variance requested** 

**30m minimum  frontage is required for 5 storey building;  
this  building  is  5  storeys  plus  basement  =   6 storeys  and  requires  36m;  17.5  m  requested**  

 **19+2 visitor   minimum  req'd;   1  car  share  +  1  visitor  variance  requested**  

**note this is the  visitor space listed above i.e there are 2 parking spaces ; 1 carshare and 1 visitor/accessible** 

**Not checked** 

**Correct, the lot is too small!** 

**but, it is not even close to meeting the setback  and frontage requirements** 

* 
* 

* 
* 

* 
 * 

* 

* 

* 

* 

**The "*" added to the map above indicate the nearby heritage properties. 
This area of Government St applied to become a Heritage Conservation 
Area in December 2022 and is currently under review by the City ** 

Bob VS

Bob VS



REVISED PROPOSAL

External stairs were removed from the building (per COTW resolution 2.c.vii) 
and placed into a single stair exit configuration with no oversight into 
neighbour's properties.
The building was reduced in size by increasing the front and rear yard 
setbacks, with significant emphasis on providing amenity space for all 
residents in the rear yard (to address COTW resolutions 2.c.i, 2.c.ii, 2.c.iii, 2.c.iv 
and 2.c.vi).

REMOVE EÝTERNAL EÝIT STAIRS, INCREASE 
SETBACKS AND OUTDOOR SPACE

The high peaked roof with large open gabled ends was removed, and the 
overall building height was reduced. Living spaces in the lofts were deleted, 
and the floor-to-ceiling heights were lowered at each level (per COTW 
resolutions 2.c.v and 2.c.vi).

REMOVE PEAKED ROOF AND LOWER 
BUILDING The massing of the building is stepped down on the south side to reflect the 

smaller neighbour (per COTW resolution 2.c.v and 2.c.vi).

STEP MASSING DOWN ON SOUTH SIDE

Balconies on upper levels are removed from the front and back and focused on 
a central exterior area. These exterior spaces are positioned to overlook the 
roof instead of the neighbour's backyard. The recessed entry provides covered 
areas for visitor bikes and accessible parking requirements (per COTW 
resolutions 2.a, 2.c.ii, 2.c.v and 2.c.vi).

CENTRALIZED BALCONIES AND RECESSED 
ENTRY
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Massing Evolution

 W A Y M A R K
A R C H I T E C T U R E

An additional floor of rental units was added to the project to align with OCP 
objectives and to more closely align with the additional density envisioned for 
rental housing projects in the Priority Growth Area.

ADD ONE FLOOR OF ADDITIONAL HOUSING
The mix of units was revised to include more family oriented 3 bedroom units. Additional bike parking 
spaces were also added, included more cargo bike spaces.

REVISE UNIT MIÝ TO REFLECT OBJECTIVES OF OCP

REVISIONS TO MASSING IN RESPONSE TO COTW MOTION AND CITY OF VICTORIA 2050 OCP

 ** and all were 
rejected!** 
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 W A Y M A R K
A R C H I T E C T U R E

Existing Building� 50 Government1 Proposed Building� 50 Government2

Proposed Building� 50 Government3 Proposed Building� 50 Government4

 ** Over twice the frontage is required 
for this 6-storey building ** 

**Windows & balconies 
overlooking

 
neighbour** 



Government Street Elevation - Existing Building
Scale: 1:2001
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 W A Y M A R K
A R C H I T E C T U R E

Government Street Elevation - Proposed Building
Scale: 1:2002

36 South Turner (Behind)

36 Government St 40/42 Government St 44 Government St 50 Government St 54 Government St 58 Government St 62 Government St 64 Government St30 Government St

36 South Turner (Behind)

36 Government St 40/42 Government St 44 Government St 50 Government St 54 Government St 58 Government St 62 Government St 66 Government St30 Government St

**These
 

2
 

bedroom
 

windows
 
open

 
to

 
car

 
parking

 
space
 

**

**6
 

not
 

5
 

 storeys
 

**

   
     

 **2.19m side setback, 9m required for building of 
this

 
design**

 

**1.55m side setback, 9m required for building of this design** 

** Decks overlooking neighbours** 

**17.5  lot  frontage**  m

**36m frontage required by bylaw** 

Bob VS

Bob VS

Bob VS

Bob VS

Bob VS

Bob VS

Bob VS

Bob VS
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 W A Y M A R K
A R C H I T E C T U R E

Battery Street Elevation - Proposed Building (Looking North)
Scale: 1:2001

Battery Street Elevation - Proposed Building (Looking South)
Scale: 1:2002

50 Government St609/611Battery St 45/47 Government St. 41/43 Turner St

50 Government St 602 Battery St 616 Battery St 620 Battery St41/43 Turner St

**5.65m   back
setback,

 
8.6m

 

required**

 

**Government St.** South Turner St 

**Balconies overlooking  
northern neighbour** 

rear neighbour 

**rear neighbour** 

 ** Government St. ** 

**Battery St.** 

**house across 
Government St** 

**Deck overlooking rear neighbour** 

**Deck overlooking rear neighbour** 

Bob VS

Bob VS

Bob VS

Bob VS

Bob VS

Bob VS

Bob VS
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 W A Y M A R K
A R C H I T E C T U R E

Existing Site Plan :ith Survey ,nIormation
Scale: 1:1001
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Proposed Site Plan

 W A Y M A R K
A R C H I T E C T U R E

**Basement  "patio"  extends  to  property  line**  

 

**1.55m side setback, 9m required for building of this type** 

**2.19m side setback, 9m required for building of this type** 

**5.65m rear setback, 8.6m required** 

**Looks like difficult 
parking?** 

 **  The  developer's letter states "rear 
yard provides outdoor garden space 
with areas for picnic tables and 
gathering in the garden".  This is for up 
to 54 people adjacent to rear neighbour's 
garden.** 

Bob VS

Bob VS

Bob VS

Bob VS

Bob VS

Bob VS
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Floor Plan - Levels B & 1

 W A Y M A R K
A R C H I T E C T U R E

Mechanical
9.051 sq m

Elevator Lobby
3.49 sq m

Stairwell
14.107 sq m

Bike Storage
69.689 sq m

3 Bedroom Unit
86.719 sq m

Garbage
4.739 sq m

Bedroom
12.037 sq m

Bedroom
15.044 sq m

Bedroom
13.914 sq m

Closet
1.108 sq m

Bath
4.088 sq m

Electrical
4.274 sq m

Closet
1.108 sq m

Basement )loor Plan
Scale: 1:1001
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Level 1 )loor Plan
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** Potential

 

for

 

car

 

fumes

 
 

to

 

enter

 

bedroom

  
 

 

through windows**

 

           

          

        

** Rear wall is against the 

property
 

line
 

**
 

**660 sq.ft.** 

**543 sq.ft.** 

**821 sq.ft.** 

**933 sq.ft.** 

Bob VS

Bob VS

Bob VS
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RZ-104
Floor Plan - Levels 2 & 3

 W A Y M A R K
A R C H I T E C T U R E

Stairwell
16.344 sq m

1 Bedroom Unit
46.11 sq m

1 Bedroom Unit
45.586 sq m

1 Bedroom Unit
47.253 sq m

1 Bedroom + Den
53.485 sq m

Bedroom
12.068 sq m

Bath
3.832 sq m

Bath
3.832 sq m

Bedroom
12.017 sq m

Bath
3.832 sq m

Bedroom
11.63 sq m

Bath
3.832 sq m

Bedroom
11.182 sq m

Den
7.551 sq m

Closet
1.007 sq m

Exterior Ammenity
39.748 sq m

Closet
1.036 sq m Closet

1.036 sq m

Hallway
11.367 sq m

Juliet Balcony
0 sq m

Juliet Balcony
0 sq m

Level 3 )loor Plan
Scale: 1:1002
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Bedroom
12.938 sq m

Den
7.551 sq m

Bath
3.832 sq m

Closet
0.929 sq m

Closet
0.929 sq m

Juliet Balcony
0 sq m

Juliet Balcony
0 sq m

Level 2 )loor Plan
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**660 sq.ft.** 

**544 sq.ft.** 

**690 sq.ft. ** 

**729 sq.ft.** 

**496 sq.ft.** 

**491 sq.ft.** 
**509 sq.ft** 

**576 sq.ft.** 

   

 ** This  "outdoor  space" has been created on the roof of 
the left hand portion of the building, and will likely be 
regarded as exclusive to the 3rd (actually  4th)  floor

 tenants.  Any  gathering  here  will  create  noise  and  
privacy issues both to the two adjacent suites and to the 
neighbour to the South.** 
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RZ-105
Floor Plan - Levels 4 & 5
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Juliet Balcony
0 sq m

Juliet Balcony
0 sq m

Stairwell
16.344 sq m

1 Bedroom Unit
50.364 sq m 3 Bedroom Unit

87.7 sq m

Bedroom
12.068 sq m

Bedroom
11.72 sq m

Bedroom
11.63 sq m

Bedroom
11.182 sq m

Bedroom
15.235 sq m

Hallway
5.264 sq m

Balcony/Deck
8.018 sq m

Balcony/Deck
8.018 sq m

Bath
4.343 sq m

Bath
3.963 sq m

1 Bedroom Unit
44.89 sq m

Closet
1.007 sq m

Bath
4.591 sq m

Closet
0.929 sq m

Closet
0.929 sq m

Level 4 )loor Plan
Scale: 1:1001
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Balcony/Deck
22.515 sq m

3 Bedroom Unit
91.611 sq m

3 Bedroom Unit
100.482 sq m

Bedroom
12.114 sq m

Bedroom
14.183 sq m

Bedroom
11.573 sq m

Bath
4.591 sq m

Bedroom
11.161 sq m

Bedroom
11.136 sq m

Bath
3.832 sq m

Bedroom
10.637 sq m

Bath
3.832 sq m

Closet
1.369 sq m

Closet
0.929 sq m

Closet
0.929 sq m

Bath
3.944 sq m

Closet
3.122 sq m

Level 5 )loor Plan
Scale: 1:1002
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**542 sq.ft.** 

**483 sq.ft.** 
**944 sq.ft.** 

*986 sq.ft.** **1082 sq.ft** 

   

**Overlooks rear neighbour** 

**This, "outdoor" space, enclosed on three 
sides, will likely be regarded as exclusive to 
the 5th (actually 6th) floor tenants and 
overlooks the neighbour to the South** 
 

Bob VS

Bob VS
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RZ-201
Elevations
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North Elevation
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**bedroom windows** 

**Decks overlooking neighbour** **Windows & balconies overlooking northern neighbour** 

**Windows & balconies overlooking  
rear neighbour** 

Balconies overlooking 
southern neighbour 
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RZ-301
Sections
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Long Section )acing South
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**Overlooks South 
Neighbour** 

**Patio is against property 
line** 

 

**Balcony overlooks 
 rear neighbour** 

**Balcony overlooks  
south neighbour** 
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RZ-302
Sightlines
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CODE ANALYSIS

2018 BC building code, data matrix part 3 (Project in-stream)

BCBC REFERENCE
References are to division B unless noted 
[A]
for division A or [C] for division C.

Project Description: New Construction
Major Occupancy: Residential group C 3.1.2.1
Building area: 114.3 m² 1.4.1.2 [A]
Number of stories: 5 3.2.1.1
Number of streets/fire fighter access: 1 3.2.2.10

Principal building is classified as following:
3.2.2.50.  Group C, up to 6 Storeys, Sprinklered
The building is permitted to be of combustible construction or noncombustible 
construction used singly or in combination 3.2.2.50.
Floor assemblies shall be fire separations with a fire-resistance rating not less than 1 h 3.2.2.50.
Roof assemblies shall have a fire-resistance rating not less than 1 h 3.2.2.50.

Adjacent Occupancies: C

Sprinklered : Yes 3.2.2.50.

Fire alarm: Yes 3.2.4.

Standpipe required: Yes 3.2.9.

Water service/supply is adequate: Yes 3.2.5.7

This project will be subject to 3.2.10: Requirements for Residential Buildings with a Single 
Exit 3.2.10.

Occupant load based on: m²/person and design of building

The occupant load for residential suites is two persons per sleeping room:
Basement = 6 persons (1 3-bedroom units)
1st floor = 8 persons (2 1-bedroom units, 1 2-bedroom unit)
2nd floor = 10 persons (3 1-bedroom units, 1 2-bedroom unit)
3rd floor = 8 persons (4 1-bedroom units)
4th floor = 8 persons (2 1-bedroom units, 1 3-bedroom unit)
5th floor = 12 persons (2 3-bedroom units)
          
For storage garage:
Occupant load = Garage area / 46 (sm/person) 
Bike parking :(69.7m² + 7.6m²) = 77.3m² / 46m² = 1.7 (2 persons)

Total occupancy = 54 persons

3.1.17.1 

Minimum number of exits per unit required: 1, proposed 1 3.2.10.
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RZ-501
Zoning & Code Data

 W A Y M A R K
A R C H I T E C T U R E

Parking required for 50 Government: 

0.75 spaces per unit <45 m²- 1 unit
0.9 space per unit 45<70 m² - 10 units
1.3 spaces per unit >70 m² - 5 units 

= (0.75x1) + (0.9x10) + (1.3x5) = 0.75 + 9 + 6.5
=16.25 = 17z car parking spaces

Visitor parking: 0.1 per unit
= 0.1 x 17
= 1.7= 2 visitor spaces

Required bikes: 
1.25 per unit >45 m²
1 per unit <45 m²
= (1.25 x 16) + (1x1) = 21
= 21 bike parking stalls

Visitor bikes required: 6

PROPOSED:

1 car share for residents
1 visitor parking space (sized for accessible van use)

38 total bike parking  
9 wall mounted
29 ground mounted, including 23 regular bike and 6 oversized bike stalls (>1/4 of required stalls) 
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DATA SHEET/ZONING ANALYSIS 
LEGAL DESCRIPTION:  Property ID 007-326-122, Lot 9, Beckley Farm, Victoria District, Plan 229 
STREET ADDRESS: 50 Government St
CURRENT ZONING: GRD-1 Priority Growth Area
PROPOSED ZONING: GRD-1 Priority Growth Area
SITE AREA: 586.27 m²
BUILDING FOOTPRINT: 303.39 m²

Zoning Criteria Proposal GRD-1 PGA Victoria 2050 OCP vision

Site Area  (m²) (min.) 586.27 m² 540 m²

Street Frontage (m) (min.) 17.07 m  30 ( for 5 storey buildings) *Variance requested to meet lot width

Total floor area (m²) (max.) 1250.5 m²

Floor Space Ratio 2.13 1.6 up to 2.6 (Schedule C - 
Density Benefits)

Site is in a Priority Growth Area, with density 
envisioned up to 2.6 FSR

Unit floor area (m²) (min.) 44.89 m²

Avg Grade 17.75 m

Building Height (m) (max.) 16.57 m 17m for 4-5 storey buildings
Buildings that transition between smaller existing 
buildings and newer larger developments up to 6 
storeys

Storeys (max.) 5 storeys 6 Buildings up to six storeys, and taller in some areas

Setbacks (m) (min.)

Front Setback 5.19m 5.0

Rear (NW) 5.65 m 8 (or 25% lot depth)
in neighbourhood
*Variance requested. Setbacks are similar to others 

Side (NE) 1.55 m 7.5 m up to 4 storeys, 9.0 
above in neighbourhood

*Variance requested. Setbacks are similar to others 

Side (SW) 2.19 m 7.5 m up to 4 storeys, 9.0 
above in neighbourhood

*Variance requested. Setbacks are similar to others 

Site Coverage 51.75% 60%

Open site space - lot (min.) 41.21% 30%

Landscape Area 13.53% 10%

Off Street Parking

Car Parking
0  - Visitor
1 - Car Share for Residents

  

Dwelling Units Secured as 
Rental 
17 spaces
2 - Visitor
19 - Total

Car share parking space will have an electric car 
charger

Accessible 0 0

Van accessible 1 1

Bicycle storage

Long Term 38* 18
*Bike stalls in excess of those required could be 
replaced with mobility scooter parking according to 
resident need.

Short Term Bicycle parking 6 6

UNIT TYPES

11 One Bedroom units @ 44.9 to 64.1 m²

2 Two Bedroom units @ 67.7 to 86.7 m²

4 Three Bedroom units @ 86.7 -100.6 m²

** For co
mments s

ee P
age 3** 
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2pen Site Space
Scale: 1:20012

Open Area 241.58 m²
Site Area 586.27 m² 
Open space 41.21 %

Floor 3
226.699 sq m

Level 4 $rea ()S5 &alculation)
Scale: 1:2004 $rea 226.699 m2
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Area Calculations
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$rea 135.74 m²

Basement
135.74 sq m

Level 1 ()S5 &alculation)
Scale: 1:2001

Floor 1
209.535 sq m

Level 2 )loor $rea ()S5 &alculation)
Scale: 1:2002

$rea 209.535 m²

Balcony

Floor 2
271.656 sq m

Level 3 )loor $rea ()S5 &alculation)
Scale: 1:2003

$rea 271.656 m²
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Site &overage
Scale: 1:20011

Building Area 303.39 m²
Site Area 586.27 m² 
Site Coverage 51.75%

TaEle 3.2.3.1-'�  B&B& 

',ST$N&E T2 P52PE5T< L,NE  1.36 m
$5E$   381.62 mð
P52P2SE' 8NP52TE&TE' $5E$   48.8 mð

8NP52TE&TE' 2PEN,NG $LL2:E' 14��  53.43 mð
P52P2SE' 2PEN,NG 12.79�

North Elevation
Scale: 1:2009

TaEle 3.2.3.1-'�  B&B& 

',ST$N&E T2 P52PE5T< L,NE  5.65 m
$5E$   200.82 mð
P52P2SE' 8NP52TE&TE' $5E$   42.06 mð

8NP52TE&TE' 2PEN,NG $LL2:E' 40�� 80.33 mð 
P52P2SE' 2PEN,NG 20.94�

5ear/ :est Elevation
Scale: 1:2008

TaEle 3.2.3.1-'�  B&B& 

L,0,T,NG ',ST$N&E   10.08m
$5E$   194.16 mð
P52P2SE' 8NP52TE&TE' $5E$   54.17 mð

8NP52TE&TE' 2PEN,NG $LL2:E' 100�� 194.16 mð
P52P2SE' 2PEN,NG 27.90�

)ront /East Elevation
Scale: 1:20010

TaEle 3.2.3.1-'�  B&B& 

',ST$N&E T2 P52PE5T< L,NE  2.19 m
$5E$   376.67 mð
P52P2SE' 8NP52TE&TE' $5E$   49.77 mð

8NP52TE&TE' 2PEN,NG $LL2:E' 16��  60.27 mð
P52P2SE' 2PEN,NG 13.21�

South Elevation
Scale: 1:2007

$verage Grade &alculation
Scale: 1:20013

Average Grade Calculation:

$ 	 B  (18.09 �18.07) /2 x 3.65    65.99

B 	 &  (18.07 � 18.07 /2 x 3.97   71.74

& 	 '  (18.07 � 18.07) /2 x 5.98   108.06

' 	 E  (18.07 � 18.24) /2 x 5.01  90.96

E 	 )  (18.24 � 18.24) /2 x 3.50   63.84

) 	 G  (18.24 � 18.07) /2 x 8.43   153.05

G 	 +  (18.07 � 18.07) /2 x 0.66   11.93

+ 	 , (18.07 � 17.17) /2 x 14.47   254.96

, 	 - (17.17 � 17.17) /2 x 1.61   27.64

- 	 . (17.17 � 17.17) /2 x 2.97   50.99

. 	 L (17.17 � 17.52) /2 x 1.56   27.06

L 	 0 (17.52 � 17.45) /2 x 5.46   95.47

0 	 N (17.45 � 17.50) /2 x 10.67   186.46

N 	 2 (17.50 � 17.15) /2 x 6.27   108.63

2 	 P (17.15 � 17.62) /2 x 2.59   45.03

P 	 $ (17.62 � 18.09) /2 x 17.19   306.93

Total   1668.74�  Perimeter   93.99
1670.27 / 93.99   17.75

$verage Grade: 17.75
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Lot Area: 586.276 m²

Floor Areas:
Level 1:  135.740 m²
Level 2: 209.535 m²
Level 3: 271.656 m²
Level 4: 226.699 m²
Level 5:        209.141 m²
Level 6:        197.766 m²
Total Floor Area 

1250.537m²

Floor Space Ratio  2.13:1

Floor 4
209.141 sq m

Level 5 $rea ()S5 &alculation)
Scale: 1:2005 $rea 209.141 m2

Floor 5
197.766 sq m

Level 5 $rea ()S5 &alculation)
Scale: 1:2006 $rea 197.766 m2

16300

16400

16500

16500

1650016500

1650016500 16500

16500 16500 16500

16500

16500

16500165001650016500

1650016500165001650016500165001650016500165001650016500165001650016500

16500

16600

166001660016600

1660016600 16600

16600

16600

16600

16600 16600

16600166001660016600

16600

16600

1660016600166001660016600166001660016600166001660016600166001660016600

16600

1670016700167001670016700167001670016700167001670016700167001670016700167001670016700167001670016700167001670016700167001670016700167001670016700167001670016700167001670016700167001670016700167001670016700167001670016700167001670016700167001670016700167001670016700167001670016700167001670016700167001670016700167001670016700167001670016700167001670016700167001670016700167001670016700167001670016700167001670016700167001670016700167001670016700167001670016700167001670016700167001670016700167001670016700167001670016700167001670016700

16700 16700

16700

16700

16700

16700 16700

1670016700167001670016700

16700

16700
16700

167001680016800

16800 16800

16800

16800

16800

16800 16800

16800
16800

16800

16800
16800

16800
16800

16800
16800

16800
16800

16800
16800

16800
16800

16800
16800

16800
16800

16800
16800

16800
16800

16800
16800

16800
16800

16800
16800

16800

16800
16800

168001680016800168001680016800168001680016800168001680016800168001680016800168001680016900

16900
16900

16900

1690016900

16900 1690016900

16900

16900

16900 16900

16900
16900

16900

16900

16900
16900

16900
16900

16900
16900

16900
16900

16900
16900

16900
16900

16900
16900

16900
16900

16900
16900

16900
16900

16900
169001690016900

16900
16900

16900

1690016900169001690016900169001690016900169001690016900169001690016900

16900

16900 16900

16900

1700017000

17000

17000 17000 17000

17000
17000

17000

170001700017000

17000
17000

17000
17000

17000
17000

17000
17000

17000
17000

17000
17000

17000
17000

17000
17000

17000
17000

17000
17000

17000
170001700017000

17000
17000

170001700017000

17000
17000

17000

170001700017000170001700017000170001700017000170001700017000170001700017000

17000

17000 17000

17000

17100

17100
17100

17100

17100

17100 1710017100

17100 171001710017100

17100
17100

17100

171001710017100
17100

17100

17100
17100

17100
17100

17100
17100

1710017100

17100
17100

17100
17100

17100
17100

17100
17100

17100
17100

17100
17100

17100
17100

17100
17100

17100
17100

17100
17100

17100
17100

17100
17100 1710017100

17100

1710017100

171001710017100171001710017100171001710017100171001710017100171001710017100171001710017200 172001720017200172001720017200172001720017200172001720017200172001720017200

17200

17200

172001720017200

17200

1720017200

172001720017200

17200
17200 1720017200

17200 17200 172001720017200

17200

17200 1720017200

172001730017300
1730017300 1730017300173001730017300173001730017300173001730017300173001730017300

17300

17300173001730017300

17300

17300

17300 1730017300
17300

17300 17300 173001730017300

17300

1730017300

17300 17300

17300
17300 1730017300

17400

174001740017400

17400

1740017400

17400 1740017400

17400
17400 1740017400

1740017400
17400

17400

17400
17400

17400

17400

17400 17400 174001740017400

17400

1740017400

17400 17400174001740017400174001740017400174001740017400174001740017400174001740017400

17500

1750017500175001750017500175001750017500175001750017500175001750017500

17500

17500

17500

17500

17500

17500

17500

17500

17500

17500

17600

17600

17600

17600

176001760017600

1760017600 17600

17600 17600 17600 17600

1760017600

17600

1760017600

17600 17600

17600

17600

17700 17700

1770017700177001770017700

1770017700

17700 177001770017700

17700177001770017700

1770017700177001770017700

17700

17700

178001780017800178001780017800178001780017800178001780017800178001780017800178001780017800

178001780017800

17800

17800

178001780017800

17800

17800

178001780017800

17900
179001790017900

17900

17900

17900

17900

17900

18000

1800018000

18000
18000

180001800018000 1800018000

18000

1800018000 18000

18000

18000

18000

18100 18100181001810018100

1810018100 18100

18100
181001810018100 181001810018100

1810018100

181001810018100

18200

18200182001820018200

0mm

Landscape $rea
Scale: 1:20014

Landscape Area 79.32 m²
Site Area 586.27 m² 
Landscape Area 13.53 %

**Level 6** 
**Elsewhere called level 4** 

**Elsewhere called level 3** **Elsewhere called level 2** 

**Elsewhere called level 1** **Elsewhere called basement** 
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James Bay Development
IMPORTANT: copyright reserved. This design and drawing is the exclusive property of Waymark Architecture and cannot be used for any purpose without the written consent of the Architect. 2025-04-15

RZ-503
Shadow Study
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ETuinox # 9:00am
Scale: 1:5001

:inter Solstice # 12:00pm
Scale: 1:5008

ETuinox # 12:00pm
Scale: 1:5002

ETuinox # 4:00pm
Scale: 1:5003

Summer Soltice # 9:00am
Scale: 1:5004 Summer Soltice # 12:00pm

Scale: 1:5005 Summer Soltice # 4:00pm
Scale: 1:5006

:inter Solstice # 9:00am
Scale: 1:5007 :inter Solstice # 4:00pm

Scale: 1:5009

**Significant extra shadow** 

**Significant extra shadow** **significant extra shadow** 

























VICTORIA, BC  V8X 4A3                        PH (250) 370-9221
500 - 3960 QUADRA STREET

Engineers and Geoscientists of BC
PERMIT NUMBER: 1003299

McElhanney Ltd.
PERMIT TO PRACTICE

ISSUED FOR
DEVELOPMENT

PERMIT


