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SITE CONTEXT



SITE CONTEXT | INTRODUCTION TO THE SITE
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CONTEXT MAP | SURROUNDING USES WITHIN 800 M RADIUS



SITE CONTEXT | EXISTING APPROACH TO SITE

1425 Upper James

Situated along the Upper James Street corridor on the 

Mountain, the site benefits from strong visibility and direct 

access to a major north–south arterial road. Upper James 

Street is characterized by a mix of commercial, institutional, 

and residential uses, with frequent transit service and 

established pedestrian infrastructure. The corridor supports 

daily commercial activity and provides convenient connections 

to nearby neighborhoods, community amenities, and city-wide 

destinations, reinforcing its role as a key urban spine on the 

Mountain.
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SITE CONTEXT | EXISTING APPROACH TO SITE
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SITE CONTEXT | OP REVIEW

Designation
Mixed Use – 

Medium Density 

Permitted Uses: 
Multiple dwellings, ground floor 

commercial, entertainment, 
institutional uses

Permitted Height
- 6 Storeys

Up to 12 storeys permitted subject to 
certain criteria E.4.6.8 (mix of units, shadow 
impacts, sustainable design & appropriate 

setbacks



SITE CONTEXT | ZONING REVIEW

Mixed Use Medium Density 
(C5) Zone 

• Parking Rate Area 1 

• Max Permitted Height: 22m

• Permitted Uses:
o dwelling unit, mixed 

use,
o multiple dwelling, 

commercial, 
o office, 
o Restaurant,
o retail & more



SITE CONTEXT | ADJACENT DEVELOPMENTS

SITE

SITE

108 dwelling units (72 
townhouse and 36 back-to-
back townhouses)

Current Status: Active 
Application 

32 townhouse units

Current Status: Active 
Application 



PROPOSAL



252 23,076sm 822sq.m.
UNITS GFA (SQ.M.) RETAIL (SQ.M.)

8 26.6m 285
STOREYS BUILDING HEIGHT (M) PARKING SPACES

3,144sm
AMENITY AREA (SQ.M.)

PROPOSAL | PROJECT HIGHLIGHTS



PROPOSAL | DESIGN METHODOLOGIES

ACCESS AND FLOW 

Vehicle routes through the site

to optimize circulation

Multiple pedestrian access points at grade

ACTIVE SPACES 

Landscape integration

Human-scaled podium with 

high-quality materials

BUILT FORM 

Design elements that breakup the 

building form to create visual interest



PROPOSAL | SHADOW STUDY – MARCH 21

The shadow extends north 
off the property and onto 
adjacent properties with 

virtually no building 
coverage.

09:00 am 03:00 pm12:00 pm

The shadow extends 
northwest off the property 

and onto adjacent 
properties with no building 

coverage.

The shadow extends north 
off the property and onto 
adjacent properties with 
minor building coverage.



PROPOSAL | PROJECT IMPACT AND IDENTITY

HEIGHT MAP
 

• 8-storey mixed-use building along 
Upper James Street that 
reinforces the corridor’s evolving 
mid-rise character while remaining 
sensitive to adjacent lower-scale 
uses.

• Height and massing respond to 
Upper James as a primary arterial, 
supporting transit, retail activity, 
and planned intensification.

• Modulated massing and step-
backs reduce perceived height 
and maintain a comfortable 
pedestrian scale at grade.

• The height map demonstrates a 
clear transition in scale to 
surrounding properties, minimizing 
visual and shadow impacts.

• Active ground-floor uses and 
defined entrances strengthen the 
public realm and street presence.

SUBJECT 
SITE

2

1

1 1 1
1

1
1

2

1

1

2
2

2

1
1 1 1

1

1

1

1

1 1
2

1
1

2

2
2

2

2

2

2

2

2 2

22

2 2 2

222

2



PROPOSAL | RENDERINGS



EIFS FINISH
BLACK

EIFS FINISH
GRAY

EIFS FINISH
WOOD FINISH

EIFS FINISH
DARK GRAY

EIFS FINISH
TAUPE

EIFS FINISH
WHITE

EIFS FINISH
GRAY BRICK

GLAZING

PROPOSAL | EXTERIOR MATERIALS



PROPOSAL | RENDERINGS



PROPOSAL | RENDERINGS



PROPOSAL | RENDERINGS



PROPOSAL | RENDERINGS



PROPOSAL | RENDERINGS



PROPOSAL | RENDERINGS



PROPOSAL | RENDERINGS
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