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.	.	.	does	MMHI	satisfy	objectives	for	James	Bay?



CMHC	targets	- Home	Completion	rates

CoV	+	neighbours

Victoria	 39%
Saanich	 10%
Esquimalt		24%
Oak	Bay	 11%		

barchart scaled	to	population.	.	.	.
imagine	if	scaled	to	land	base



2021	StatsCanada Census	– CoV,	neighours and	JB	

Metropol..
Victoria Victoria Esquimalt Oak Bay Saanich James Bay

Pop, 2021 397,237 91,867 17,533 17,990 117,735 > 12,771

Pop, 2016 367,770 85,792 17,655 18,094 114,148 11,988

Pop % change, 
2016 to 2021

8.0 7.1 - 0.7 - 0.6 3.1 6.5

Total private 
dwellings

186,674 53,070 8,995 8,168 50,064 7,970

Pop density 
(ppl/km2)

571.3 4,722.3 2,476.7 1,710.1 1,136.6 6,583

Land area 
(km2)

695.29 19.45 7.08 10.52 103.59 1.94

Note:  JBNA’s StatsCan JB population is about 300-400 light 

JB greater pop than Sidney, North Saan, View Royal, Metcho, Highlds



Regional	needs	need	to	be	shared	
.	.	.	with	land	base	considerations

homes for everyone in the country 
who wants to live here

homes for military recruits working 
in Esquimalt

homes for those who are working (or 
want to work) at BC Ferries, Swartz Bay

homes for those working at Jubilee 
Hospital and University of Victoria 
and students at Camosun/UVic

Diversity of homes for those in need, those 
with lower incomes, those who own businesses, 
professionals, retirees, and . . . 

NOT FEASIBLE  

NOT VICTORIA PRIORITY

NOT VICTORIA PRIORITY

SHARED with SAANICH and 
OAK BAY

VICTORIA PRIORITY within 
sustainable limits  following 
good planning practices 
which enhance quality of life 
for those living here. 



2021	StatsCanada Census	– CoV	and	James	Bay

JB has 14%  of CoV population and ½ of hotels 
and marine commercial areas (GVHA/Coast Guard 
F&O, DND) but ~ 10% of CoV land

Note: JBNA’s StatsCan JB population is about 300-400 light 



2021	StatsCanada Census	– CoV	and	JB	aging

JB has 44% > 60 yrs of age                 (7% increase in 10 yrs)
CoV minus JB 27% > 60 yrs of age  (4% increase in 10 yrs)



2021	StatsCan	– City	losing	families,	twenty	and	forty	year	olds

City needs  

housing that 

families want –

Missing Middle



2021	StatsCanada Census	– First	look	at	Data



What	is	Family	Housing?
Families with children 
o ground-oriented entry
o ground-oriented, or porch, outdoor space (dedicated or 

limited common property)
o preferably low street traffic (away from intersections)
o space for bikes and car (modo difficult with 2 car-seat need)
o space in home for baby carriage/other
o 3 bedrooms minimum (flex office)
o safe environment (important for all residential - but more so) 
o accessible housing often necessary (and needs overlap) 

Households without children 
o housing where dedicated or limited common property  

outdoor space could be a deck at 2-storey height or higher
o housing suitable for families with children
o accessible housing often necessary (and needs overlap) 



Priority	for	new	housing:	
.	.	.	near	employment	areas	and	transport	corridors	east/west	
and	north	of	downtown	(minimize	traffic	through	downtown)



Perception	of	MMH	Initiative:		Mixed	messaging
Promotional	images	– not	quite	right!		In	fact,	wrong	

Schematic circulated 
via social media states 
“yellow zones currently 
only allow for single-
family dwellings”

Definition and 
renderings of 
houseplexes varied

JB experiences with 
proponents stating City 
wanted houseplex
- not positive



Perception	of	MMH	Initiative:
Urban	Residential	supporting	MMH	Zoning	not	emphasized



Information needed to make informed position . . . 
what has not been promoted (current zoning density)

Most residential housing in James 
Bay is within and beyond the 
density being proposed in the 
Missing Middle Initiative:
R-K Medium Density attached 
homes
R3-H high density
R3-L Low density multiple dwelling
R3-2 Multiple Dwelling
R3-B Bonus multiple dwelling

The one R-1 property which stands 
out in the CoV 2010 JB Zoning Map 
is R1-B for MacDonald Park.

Almost all light yellow is JB is 
R-2 and many flatted



OCP Urban Residential

R-K zoning:
medium density 
attached dwelling district

Any number of 
4-townhouse complexes 

Example of location zoned for Missing Middle Housing



R3-2	Renewal	ahead
4-storey	rental	
structures	aging

R3-2
.	.	.	the	multiple	dwelling	
may	have	a	maximum	
height	of	22	m

Result:		6+	storeys	

James	Bay,	with	NO	further	
rezonings	may	reach	pop	of	
15,000	within	10	years.



DRAFT:  Rec’d July 11/12, 2022



MMHI	– consequences	and	implications

Implications	of	MMHI	as	currently	proposed
Broken	trust:
! Incomplete	information
! Not	full/appropriate	consultation	(IAP2)
! Applying	‘blanket’	zoning	to	different	areas	disregards	current	

zoning	and	area	needs	and	owner’s	expectation
! OCP	no	longer	to	be	considered	an	agreement	of	trust	

Other	implications:	
! Forcing	owners	into	Strata		governance
! CoV	staff	positions:	e.g.	loss	of	need	for	waste	collection		
! Loss	of	affordable	housing	(suites	currently	in	larger	houses)
! Rise	in	property	(land)	values
! Reduction	is	housing	diversity	– City	needs	R-1	and	R-2
! Threat	to	heritage	era	housing	SIGNIFICANT	in	James	Bay
! Removes	family	housing	zone	(small	lot)

Family	Housing	needed	(at	all	income	levels)



Does	MMHI	satisfy	objectives	for	James	Bay?				NO



JBNA	asks.	.	.	.	Zoning	and	Housing	

Family	Housing	needed	(at	all	income	levels)
but	MMH	needs	a	rethink	.	.	.	

Missing	information
o current	zoning	maps
o current	employment	and	population	density	maps
o population	density	if	current	OCP	zoning	realized
o transportation	impacts
o MMH	potential	impact	on	existing	housing		street-by-street	(e.g.types
of	MMH	possible	due	to	current	housing	lot	sizes	and	locations)

Pilot	project
o in	neighbourhood	near	to	employment	centres

Rethink	needs	and	MMHI.	.	after	providing	missing	information	
and	consultation	.	.	.		neighbourhood	by	neighbourhood(s)

Respect	current	zoning	and	JBNP	and	need	for	family	housing



It	started	with	Gentle	Density
3	homes	on	one	property	(strata	or	rental)

3 householdsFamily of 4Couple near retirement
Single adult


