
Why We’re Here Today

Our Commitment to Engagement

Mike Geric Construction has recently purchased this parking lot property and has started to 

create a vision for redevelopment. Today we want to introduce you to our talented project 

team, share our planning and ideas to date and listen to our neighbours thoughts and ideas 

about redeveloping this land to create a thoughtful and valuable addition to James Bay.

Through adequate and inclusive planning, ensure 
that the design, organization, and convening of 
the consultative process is fulsome, accessible 
and will serve both a clearly defined purpose and 
the needs of the community.

Careful Planning and
Neighbourhood Understanding:

Equitably incorporate diverse people, voices, 
ideas, and information to lay the groundwork for 
quality outcomes. 

Provide Accessible and
Inclusive Opportunities:

Support and encourage neighbours, local 
government and community organizations to work 
together to forward the goals and objectives of the 
City of Victoria Official Community Plan, James Bay 
Neighbourhood Plan and Downtown Core Urban 
Design Guidelines.

Collaboration for
Shared Objectives:

Help all involved listen to each other, explore new 
ideas unconstrained by predetermined outcomes, 
learn and apply information in ways that generate 
new options, and rigorously evaluate public 
engagement activities for effectiveness.

Openness
and Learning

Promote a culture of participation with programs 
and institutions that support ongoing quality 
public engagement.

Sustained Engagement and
Participatory Culture:



Project Principles

Respond to and enhance the existing divergence 
of tourism, hospitality, commercial, park space, 
multi-family residential and traditional residential 
all existing in this dynamic location.

Support the Uniqueness
of the Neighbourhood:

Build upon the uniqueness of this 
neighbourhood and location to provide a wide 
range of home ownership options including but 
not limited to: family-oriented townhomes, 
live-work walk-up dwellings, studio homes and 
1-2.5 bedroom multi-family homes.

Provide a Diverse Range of 
Housing Opportunities:

Ensure that the development will provide visual 
interest and contribute to a cohesive urban 
fabric through the creation of a varied skyline 
while also responding to neighbouring building 
conditions within the adjacent context.

Create Contextual
Development:

Utilize the City of Victoria’s newly adopted Downtown 
Core Area Urban Design Guidelines “Legislative 
Precinct” public realm street standards to create an 
active, interesting and more pedestrian-focused and 
connected public realm.

Create an Exceptional Public Realm 
at Quebec & Montreal Streets:

Develop a Community Amenity Contribution 
package which offers significant benefit to the 
needs of the immediate neighbourhood. 

Provide Meaningful
Community Amenities:



Meet �e Project Team

Mike Geric Construction 

D’Ambrosio Architecture & Urbanism

DAU is an award-winning firm when it comes to architecture, 
research, planning and urban design.  �ey have been working in the 
City of Victoria since 1991 and their work is based on a combination of 
proven design principles and original design thinking. With both a 
significant series of public and private clients, DAU makes 
architecture and urban projects that are beautiful, meaningful and 
long-lasting.

�ey have a significant experience working with Mike Geric 
Construction creating long-term designs which fit into their 
contextual location, the ecological region and cultural context.

Murdoch de Greeff

Murdoch de Greeff is a boutique landscape consulting firm based in 
Victoria, BC. �ey provide a comprehensive suite of design services to 
both the public sector as well as private landowners in the fields of 
site planning, landscape architecture and urban design. �e 
foundation of the MDG approach is investigating and managing 
community expectations and site opportunities as well as
site constraints.

MDG has shared many projects with the Mike Geric Construction 
team and also brings local experience in working on the recently 
completed Laurel Point waterfront landscape plan as well as the 
Fisherman’s Wharf Park redevelopment.

Ascend Planning

Ascend Planning is a local planning, design and project management 
firm located in Victoria, BC. �ey have significant experience in 
planning quality, mixed-use projects throughout Southern Vancouver 
Island. �ey pride themselves on working with the neighbourhood and 
community to develop a plan which enhances the area for a green, 
contextual and complimentary project.

Ascend Planning brings deep roots on Vancouver Island and fosters 
meaningful relationships with residents, municipal staff members and 
community leaders. Ascend Planning will be working closely with the 
design team as well as Mike Geric Construction to create a meaningful 
and long-lasting proposal for this parking lot property.

WA� Consulting Group 

WA�’s professional consulting team includes Engineers, Technicians, 
Land Surveyors and Transportation Planners. Clients include municipal 
and provincial governments, institutions, community organizations 
and private landowners. WA� and their team work collaboratively 
with clients, neighbourhoods and partners to provide quality input 
and planning for projects across the South Island.

Watt will leverage their local knowledge and experience to collaborate 
with the City of Victoria and local neighbourhood to deliver a 
transportation and parking study which will create a thoughtful and 
cohesive combination of onsite and offsite traffic safety, cycling and 
pedestrian improvements.

WSP Engineering

WSP is known for their development of creative, comprehensive and 
sustainable engineering solutions for a future where neighbourhoods 
and City’s can thrive. Equipped with an intimate understanding of 
local intricacies, world-class talent and proactive leadership, WSP is 
known to plan, manage and engineer long-lasting and impactful 
solutions for unique and complex problems.

�eir extensive experience in mid-rise multi-family development 
projects as well as underground services, utilities and innovative 
rainwater management practices will make them a critical part of the 
Quebec and Montreal project team.

Landscape Arch i tects
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�e Geric family has been building quality homes in Greater Victoria 
for more than five decades. �ey have earned a reputation as a trusted 
local development team that uses a hands-on approach to develop 
projects that contribute to their respective communities. �oughtful 
and responsible planning, design and construction ensures that every 
development is one that their team is proud to have built. 

Mike Geric Construction uses smart growth planning principles, 
green development standards, and innovative design and materiality 

to provide unique and high-quality properties that are built with the 
future in mind.

Mike Geric Construction is an award-winning developer known for 
pioneering new technologies and housing diversity. �ey are 
currently building the City of Victoria’s first 12-storey mass timber 
residential building and their upcoming development, Doral Forest 
Park, includes the largest affordable home ownership program on 
Vancouver Island with more than 40 homes.



There is a minimum 1-2 year waitlist for childcare in 
Victoria and James Bay ranks 3rd highest in lack of 
daycare space. More than 300 spaces are needed 
to meet demand in the City of Victoria. A childcare 
centre for up to 50 children is under consideration.

Purpose-built 
Childcare

The David Foster Pathway is more than just a 
waterfront route. It connects residents and 
visitors with key destinations in our city. The 
pathway is not yet complete and we're exploring 
ways to help.

Pedestrian 
Connectivity

This property sits at the junction of residential, 
tourism and harbour districts and an 
opportunity exists to strengthen the public 
realm with improvements to lighting, sidewalks 
and heritage elements.

Public Realm 
Enhancements

A variety of alternative transportation options exist in 
the neighbourhood with bikeways and waterfront 
pathways nearby. This proposed redevelopment 
provides an opportunity to offer a car-light lifestyle to 
residents and neighbours with EV carsharing.

EV Car Share

Mike Geric Construction is a demonstrated leader 
in providing diverse housing opportunities for all 
ages and incomes. We're exploring an affordable 
home ownership program that would include 
10-15% of homes being offered for sale at 15% 
below market value.

Attainable Home 
Ownership

Community contributions
we are exploring:

Our team is committed to providing meaningful community amenities that offer 

significant benefit for the immediate neighbourhood and broader community.

We are currently exploring the creation of:



Community Engagement
and Application Process

Our team is committed to ongoing engagement for this proposed redevelopment. City of 

Victoria community consultation and milestones are noted in the draft timeline below, 

additional community engagement will also continue through the application process.

• Purchased property
• Preliminary meetings with JBNA
• Pre-application meetings with City of Victoria

• Rezoning/Development Permit Submission
• City of Victoria Staff Review
• Ongoing Community input online and in person

•
•
•

Project Introduction (now)
James Bay Development Review Committee
Community Association Land Use 
Committee Meeting

• Community Update
• Advisory Design Panel
• Ongoing community input online & in person

Spring 2021

Fall 2021

Spring 2022

Summer 2021

• Committee of the Whole
• Public Hearing

Fall 2022



Local Precedents: 

Design Approach
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(A) Mid-Rise Perimeter Building

Fit to Context

(C) Podium and Tower
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Shadow Studies:

(B) Low-Rise to High-Rise Transition



Affordable Housing and housing for families have 

been identified as key areas of need and we are 

exploring 3-bedroom townhome and spacious 2.5 

bedroom family condominiums to ensure we 

accommodate a wide cross-section of housing needs.

An affordable home ownership program that would 

include 10-15% of homes being available for 15% 

under market value is being evaluated for inclusion in 

our project proposal. �ese homes would remain as 

affordable in perpetuity and meet the City’s desired 

income targets.

Doral Forest Park (2021–Onwards)

MGC-DAU project including an affordable home ownership program in Saanich, BC.

Key Areas of Need

Housing: Supply, Diversity,
and Affordability

Having a wide range of housing options is essential in ensuring homes are available 

for all ages and incomes. Our project team is exploring a variety of home ownership 

options including family-oriented townhomes, live-work walk-up dwellings, studio 

homes and 1-2.5 bedroom multi-family homes.

�e City of Victoria’s Housing Needs Assessment projects a 

total of 2,900 homes will be needed in the City by 2025 

with an emphasis on studio or 1 bedroom homes.

Projected Housing Units Needed 2016–2020

Total 2,116 2,900

Studio or 1 Bedroom 1,044 1,044

2 Bedroom 767 1,055

3+ Bedroom 305 492

2020–2025



•
•
•
•
•

Keep Urban Settlement Compact
Create Safe and Complete Communities
Improve Housing Affordability
Improve Multi-Modal Connectivity and Mobility
Realize the Region’s Economic Potential

Specific Strategic Directions from the OCP include:

•

•

•

•

Maintain a variety of housing types and tenures for a 
range of age groups and incomes.

Maintain an interesting diversity of land uses, housing 
types and character areas.

Improve pedestrian, cycling and transit connections 
between Downtown, Beacon Hill Park, James Bay Village 
and waterfront areas.

Enable the expansion of cultural assets in the Inner 
Harbour/ Legislative District.

�e OCP provides city-wide direction for community growth and 

change. It outlines critical principles on which we have based our 

approach including essential Regional/Smart Growth Principles;

Official Community Plan (OCP) (2012)

Guiding Principles: Alignment with
Strategic and Official Community Plans

�e James Bay Neighbourhood is an extremely walkable and bikeable neighbourhood 

surrounded by water on three sides and filled with local shops, services, tourism and amenities. 
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Housing

•

•

•

•

Provide a range of housing opportunities to accommodate a 
balance of family and non-family development

Encourage a visual harmony of form and scale between new 
buildings and adjacent residential units

Encourage high standards of design for new
residential developments

Respect existing streetscape character

Encourage the improvement of the quality and character of tourist 
amenities in this area

Preserve and enhance all existing parklands in James Bay

Tourism

•

•

Parks

Encourage walking, cycling, and transit as viable alternatives to 
the use of the private automobile

•

Transportation, Pedestrians, and Cyclists

Last updated in 1993, the JBNP provides important guidance with several relevant polices in effect and 
highlights the unique location of this property sitting at the junction of residential and tourism districts.

James Bay Neighbourhood Plan (1993)

�is property is located just outside the Outer 

Harbour area where the Plan calls for "striking a 

balance between tourism, residential and marine 

industrial uses to contribute to the overall health 

and vibrancy of the City."

Victoria Harbour Plan (2012)

Guiding Principles: Alignment with
Strategic and Official Community Plans



•
•
•
•
•

Relationship to Street: Achieving a Human Scale
Outdoor Common Spaces
Terminated Vistas
Tall Buildings
High Performance Buildings

Although this property lies just outside the Downtown Core Area, the draft Urban Design Guidelines provide 
valuable insight into desired building form, amenity space and interaction with streets and neighbouring properties.

�ese Guidelines provide clear direction on important aspects for our project team, including:

Downtown Core Area: Urban Design Guidelines (2021)

�e City of Victoria encourages the supply of new affordable housing, 

through the creation of inclusionary housing units (i.e. secured rental 

or homeownership units) that meet the City’s housing

affordability targets.

As such, we are exploring the creation of an affordable home 

ownership program where 10-15% of homes would be offered at 15% 

below market in perpetuity.

�e minimum amount of community amenity contribution will be 

determined by a 'land lift' analysis whereby 75% of the increase in land 

value (from existing zoning) will be captured for community benefit.

A variety of below-market homes, cash, onsite, and in-lieu offerings 

are proposed as part of our contribution and reflect desired

community amenities.

Inclusionary Housing and
Community Amenity Policy (2019)

Guiding Principles: Alignment with
Strategic and Official Community Plans



Car Share Underground Parking EntryLay-By Parking

Example of lay-by parking  proposed for 

Quebec Street

�is type of parking is perfect for pick-up 

and drop-off trips (ie. 30 minute max)

•

•

An electric car provided for public and 

resident carsharing

Carsharing is a great opportunity for 

those who may only need a vehicle for 

select trips

•

•

Parkade  offers undercover,  off-street 

parking for  residents and users of

the building 

Underground parking access proposed 

for Kingston Street

•

•

On-Site Access and Transportation



On-Site Access and Transportation

Proposed Integration of Retail Space and Public Realm at 
Quebec and Montreal Street

Lay-by parking and short-term bike parking at an 

outdoor café in the City of Victoria

Café integrated with the pedestrian zone and 

sidewalk creates a friendly community atmosphere

•

•

Practical Surface-Level and Secure Underground Bike, 
E-Bike and Residential Storage

Protected bike parking for  visitor, commercial and 

residential users

Storage for other types of sports gear such as cargo 

bikes, or surf boards

•

•

Electric Vehicle and E-Bike 
Charging Amenities

Visitor, commercial and residential parking stalls 

integrated with EV charging capabilities

•



Access to Active Transportation Networks �roughout and Around the Site

Public Realm Streetscape EnhancementsProtected Bike Lanes

Bi-directional protected bike lanes are suitable for all ages 

and abilities 

Allowing people to cycle comfortably, distanced from 

vehicle traffic

•

•

Future regional James Bay cycling corridors are shown that have been proposed by the City of Victoria 

Walking connections to bring people closer to the Peter Pollen Park, David Foster Walkway, Bellville Terminal and Fisherman’s Wharf Park

•

•

Trees along streets and sidewalks allow for a beautiful and welcoming 

pedestrian atmosphere  

Enhanced green streetscapes promote walking through neighbourhoods

•

•

Regional Connectivity Enhancements



Regional Connectivity Enhancements

Bike actuated crossing signal Overhead mounted pedestrian 

crossing signs

Pedestrian crossing signal 

Community Park Enhancements

Adding benches, pathways, and water fountains to nearby parks creates a new 

destination for residents to walk , roll, or cycle to and enhances the neighbourhood

Enhancements to parks make open spaces more accessible and provides 

connectivity throughout the region

•

•



Urban Tree Canopy

Environmental

Street trees and high-quality pedestrian spaces

Habitat & Plantings

Diverse plantings with flowers for pollinators

Rain Gardens

Boulevard Rain Gardens to manage road runoff

Q u e b e c  a t  M o n t r e a l ,  J a m e s  B a y



Q u e b e c  a t  M o n t r e a l ,  J a m e s  B a y

Vibrant commercial spaces

Urban Design

Welcoming Public Spaces

Gathering areas and public seating

Private Areas and Front Doors

Ground-oriented homes with landscaping that provides a transition between public and private spaces

Amenity Spaces

Childcare playground and common green spaces


