
CALUC Meeting Report: 

DATE: March 28, 2022 

Address: 1733, 1735, 1737 Fairfield 

Road 

Developer: Aryze 

Presenter: Chris Quigley, Aryze 

Representative from The Land 

Conservancy (Cathy Armstrong?) 

Architect: Greg Damant, Cascadia 

Architects 

Attendance: 75 people on Zoom, including the applicants and members of the FGCA CALUC 

Rezoning  

Requested

Current 

R1-G 

Single Family Dwellings 

Proposed 

Site-specific Zone 

Low-rise multi-residential units 

Variances 

OCP Amendment 

required? 
OCP describes ‘small 

village up to 3 storeys” 4 storeys 

Number of Units 3 houses 6 townhouses 

13 condos 

Current Zone Proposed 

Site Coverage 64% 

Number of parking stalls 22 cars 

32 long-term bike stalls 

6 short-term bike stalls 

Set Back East 1.5m 2.34m 

Set Back West 3.5 2.40m 

Set Back South 9.1m 2.00m 

ATTACHMENT K



 

 

Set Back North 7.5m (2.5m to front steps) 2.36m 

 Actual Building Proposed Building 

FSR (Floor Space Ratio) 0.5 to 1 1.61  

Height 7.6 m = 2 storeys 13.8 m – 4 storeys 

 

 

The Community Land Use Committee (CALUC) facilitates dialogue between land use applicants and 

the community to identify concerns regarding land use applications which may influence the 

proposal and result in changes more appropriate to the neighbourhood. The CALUC encourages a 

respectful meeting environment allowing everyone the opportunity to speak and be heard. The 

meeting is about the proposal not about the applicant or others involved in the project. There is no 

decision by the CALUC to support or oppose an application made at, or after, community meetings. 

Community members are encouraged to share their views with City Council via email ( 

mayorandcouncil@victoria.ca ). If an application is submitted to the City, information can be 

obtained through the Development Tracker feature of the City's website. 

(https://www.victoria.ca/EN/main/residents/planning-development/development-tracker.html 

 

Themes 

 

Density Transfer 
 
In February 2000, Abkhazi Garden was purchased by The Land Conservancy (TLC). According to the 

TLC, the zoning for the Gardens is not accurate and the buildings don’t have heritage designation 

(explained that heritage designation is currently in the works, working to correct status being given 

to the wrong building). A partnership between Aryze Developments and TLC will officially remove 

any future possibility of developing the Abkhazi Garden greenspace through a density purchase 

agreement between both parties. 

 

A density transfer is a first for Victoria, although it is believed to be a common tool used across North 

America, often where heritage buildings can sell their development rights in order to protect their 

heritage status. In this instance, Abkhazi Garden is acting as the donor site with the land at 1733-

1735-1737 Fairfield Road being the receiver site of the density rights. 

 

According to Aryze, of the available 35,000 sqft of density available from the Abkhazi Garden site, 

the proposal uses less than 30% of the density with the balance being released and secured as a 

financial donation for TLC . The density transfer will officially downzone the entire Abkhazi Garden 

lands to a zone that maintains the site's current activities. 

 

Design 
 

mailto:mayorandcouncil@victoria.ca
https://www.victoria.ca/EN/main/residents/planning-development/development-tracker.html


 

 

Three single-family character homes are currently on the site. There is an agreement with the 

landowner regarding the future of these houses, subject to the rezoning application. The proposed 

application is for a multi-unit building housing six 2bdr/2bth townhouses and 13 condos (1, 1+den, 2, 

2+den options). Parking is at grade and there are 22 EV-ready parking stalls and 32 long term and 6 

short-term bike stalls. Applicant says the application addresses the missing middle housing options. 

Plans include stairs and a ramp to the front entrance, 1.5m wide to address accessibility. 32% of the 

units are adaptable.  

 

Community Consultation 
A preliminary meeting and community meeting were held, one month apart. There were 75 people 

in attendance at the community meeting, held virtually on ZOOM. The CALUC received many 

inquiries about the process of applying for rezoning, about being heard as long-time residents of the 

neighbourhood and many emails expressing support or opposition to the application. (emails are 

included below).  

 

Neighbourhood Comments/Feedback on Development Proposal: 

 

Parking 
• Considerations should be for underground parking to allow green space. 

• What would be the EV charging provisions? (Response - not been confirmed yet) 

• Will there by electric scooter parking and charging (Response: will look into including) 

 
Accessibility 

• Is there also a ramp on the Beachwood entrance, how is the town house consistent with 
suggested single level living.  

 

Greenspace 
• No mention of garden plots being included? (Response - possibility exists) 

 
Neighbourhood Compatibility 

• OCP states it should be up to 3 storeys and not 4 storeys 
• Concern around the scale of the building. How to make it not a 4 storey 

• Lengthy discussion regarding the Gonzales Neighbourhood Plan; applicant stating that the plan 
was 20 years old; community members stating that there is a new plan, it just hasn’t been 
ratified by the City. 

 
Light & Noise 

• Is there mitigation around construction? Is there any noise or safety mitigation applicant would 
put in place? (Response: yes that will be considered. Also confirmed there will be no blasting 
due to no underground parking like with the Rhodo project across the street).  

• Many comments concerning the height of the building and how it will block out light to gardens 
and sightlines in general 

 

Density Transfer 

• Is the density transfer agreement contemplated with a covenant? (Response: no) 



 

 

• The land transfer seems to be used as a lever to disrupt the whole neighbourhood plan. It does 
not comply with the OCP, neighbourhood plan, FSR is 1 and half when it should be one; the 
mass is greater. This is a design that is not embraced by the neighbourhood. 

 

Missing Middle 

• Lengthy discussion regarding definition of ‘missing middle’ and the fact that this application uses 
the term, but it’s not an accurate use of the term (more discussion in accompanying letters) 

• Missing middle has already been constructed near the tennis court. 

 

Further Comments (emailed to the CALUC)  

Emails shared with mayorandcouncil@victoria.ca, and comments from the 

development tracker are not included here as the City receives these: 
 

Please consider another alternative to the box-like construction that is almost at completion across the 
road. How about retaining the character of the removed houses by designing townhouses with an 
apartment in the basement to help with the mortgage. 
 
The houses that occupy the 3 addresses now must have some valuable wood==I hope it would be 
recycled instead of producing landfill 
 
I know the city needs to create more accommodation-but well-designed structures would add value to 
the neighbourhood instead of devaluing it. 
 
Waine Ryzak  322 Robertson St.  

As a community, we are seeing more loss of affordable housing stock so that developers can maximize 
profits. A couple of 450 square foot units, registered with CRD as below-market purchase options 
(thrown in for good measure to ensure approval of the bigger project), will not replace the full-size 
suites in the single-family homes that have been lost. 

Currently, development in Fairfield/Gonzales appears to be focused on maximizing profits and not 
providing housing for those who live in, have grown up in, and/or work in Victoria. Building in 
Fairfield/Gonzales instead of other areas results in developers being able to charge, perhaps, 50% more 
for a unit even though the actual cost of land is not 50% more. Consequently, there is less focus on 
building in more affordable areas, and the affordable housing options being lost in Fairfield/Gonzales 
are not being replaced. 

An additional impact of the status quo is that displaced tenants are having to move further away, and it 
is almost certain that they will not be using a bike to commute back and forth to Sooke, Langford or 
Shawnigan Lake, which defeats the whole purpose of the push for cycling networks. 

For the 1733 Fairfield project, we would like to see something more innovative in the way the 
neighbourhood is being developed that could provide a combination of affordable homeownership and 
affordable rental, possibly in collaboration with the CRD? Based on the size of the lot, it could potentially 
accommodate 10 3-storey townhouses with suites. If a townhouse with a suite sold for $1.2 Million, the 
suites could be registered with CRD so that the maximum rent would be tied to 30% of Victoria’s median 
income ($1,750 per month, with tenants being income-tested in some way). Likewise, buyers should be 



 

 

income tested in some way which would ensure that those with the means do not take the opportunity 
away from those who would otherwise not be able to live in the neighbourhood. CRD and/or BC housing 
could, perhaps, provide some amount of guarantee to lenders, because there will be guaranteed income 
coming from the suites. Buyers in lower-income ranges would not, otherwise, qualify for a mortgage 
without some type of indemnified arrangement. 

This would achieve 4 objectives 

§  It would limit the amount that someone would be prepared to pay for one of the townhouses in the 
future as a buyer would be limited as to how much they could charge for rent – this would slow down 
the future appreciation of the townhouse. Currently, homeowners can charge whatever they want for 
rent (market) and so seem more inclined to bid up the price of property. 

§  It would bring back some amount of both affordable homeownership and affordable rentals to the 
neighbourhood (20 units, which the developer is proposing; however, 10 of them would be rentals). 

§  It would be more appropriate construction for the location and would be less obtrusive to neighbours. 

Joanna Betts, on behalf of another community member 

 

 
My name is Matt Hansen and I live at 351 Robertson Street. I’m writing to express my concern about the 
proposed Aryze development at 1733, 1735, and 1737 Fairfield Rd. 
 
I am all for development and densifying housing but I, and many others in our neighborhood, feel that 
this proposed development is going to be too high. This project is going to set a precedent for future 
developments in the Fairfield / Gonzales community and if this project gets passed at the proposed 
height all of the future developments will push to be the same. 
 
I strongly feel that 3 stories should be the most allowed along Fairfield Rd east of Moss st. Our 
community doesn’t suite buildings any taller, it’s just too much. Plus more stories means more people 
and with more people come more vehicles. With our street parking already at close to capacity that 
needs to be strongly considered as well. 
 
On behalf of myself and my neighbors thank you for your consideration. 
Kind regards, 
Matt Hansen 

City of Victoria website outlines the “missing middle.”  What is being proposed does not align, even 
though the developer keeps claiming they are there to help address the missing middle 
 

https://can01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fengage.victoria.ca%2Fmis

sing-middle-

housing&amp;data=04%7C01%7Cplanandzone%40fairfieldcommunity.ca%7C242f91d953c4404

75e4f08da1a8bb487%7C1952fb077b0141879c3e2538855b9738%7C0%7C0%7C6378514845787

54863%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1ha

WwiLCJXVCI6Mn0%3D%7C3000&amp;sdata=IRf8PItt6W6w1teYqocJfZlqQdfiobewDxfD6TsS6rs%

3D&amp;reserved=0 

https://can01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fengage.victoria.ca%2Fmissing-middle-housing&amp;data=04%7C01%7Cplanandzone%40fairfieldcommunity.ca%7C242f91d953c440475e4f08da1a8bb487%7C1952fb077b0141879c3e2538855b9738%7C0%7C0%7C637851484578754863%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000&amp;sdata=IRf8PItt6W6w1teYqocJfZlqQdfiobewDxfD6TsS6rs%3D&amp;reserved=0
https://can01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fengage.victoria.ca%2Fmissing-middle-housing&amp;data=04%7C01%7Cplanandzone%40fairfieldcommunity.ca%7C242f91d953c440475e4f08da1a8bb487%7C1952fb077b0141879c3e2538855b9738%7C0%7C0%7C637851484578754863%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000&amp;sdata=IRf8PItt6W6w1teYqocJfZlqQdfiobewDxfD6TsS6rs%3D&amp;reserved=0
https://can01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fengage.victoria.ca%2Fmissing-middle-housing&amp;data=04%7C01%7Cplanandzone%40fairfieldcommunity.ca%7C242f91d953c440475e4f08da1a8bb487%7C1952fb077b0141879c3e2538855b9738%7C0%7C0%7C637851484578754863%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000&amp;sdata=IRf8PItt6W6w1teYqocJfZlqQdfiobewDxfD6TsS6rs%3D&amp;reserved=0
https://can01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fengage.victoria.ca%2Fmissing-middle-housing&amp;data=04%7C01%7Cplanandzone%40fairfieldcommunity.ca%7C242f91d953c440475e4f08da1a8bb487%7C1952fb077b0141879c3e2538855b9738%7C0%7C0%7C637851484578754863%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000&amp;sdata=IRf8PItt6W6w1teYqocJfZlqQdfiobewDxfD6TsS6rs%3D&amp;reserved=0
https://can01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fengage.victoria.ca%2Fmissing-middle-housing&amp;data=04%7C01%7Cplanandzone%40fairfieldcommunity.ca%7C242f91d953c440475e4f08da1a8bb487%7C1952fb077b0141879c3e2538855b9738%7C0%7C0%7C637851484578754863%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000&amp;sdata=IRf8PItt6W6w1teYqocJfZlqQdfiobewDxfD6TsS6rs%3D&amp;reserved=0
https://can01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fengage.victoria.ca%2Fmissing-middle-housing&amp;data=04%7C01%7Cplanandzone%40fairfieldcommunity.ca%7C242f91d953c440475e4f08da1a8bb487%7C1952fb077b0141879c3e2538855b9738%7C0%7C0%7C637851484578754863%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000&amp;sdata=IRf8PItt6W6w1teYqocJfZlqQdfiobewDxfD6TsS6rs%3D&amp;reserved=0
https://can01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fengage.victoria.ca%2Fmissing-middle-housing&amp;data=04%7C01%7Cplanandzone%40fairfieldcommunity.ca%7C242f91d953c440475e4f08da1a8bb487%7C1952fb077b0141879c3e2538855b9738%7C0%7C0%7C637851484578754863%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000&amp;sdata=IRf8PItt6W6w1teYqocJfZlqQdfiobewDxfD6TsS6rs%3D&amp;reserved=0


 

 

 
This is going to council on April 14th - they recommend “applications must be consistent with OCP” 
which is how many in our neighbourhood feel about the proposed development at 1733-1737 Fairfield. 
 
The building needs to be no more that 3 floors, as per our OCP.  Perhaps the developer needs to also 
consider having their plans start below grade to help meet the height issue, which is of of utmost 
concern to many of us. 
 
The developer also claimed they wanted it to start at ground level to “minimize disruption” to the 
neighbourhood but I would argue it saves them money, while ruining our privacy and light. They need to 
go back to the drawing board and design something that follows our OCP. 
 
https://cdn.discordapp.com/attachments/833778297116688386/962046262050455552/20
22-04-08_HFL_-_Rapid_Deployment_of_Affordable_Housing_-_Support_Letter.pdf 
 
Sincerely, 
Joanna Betts 

 
I reside at 330 Robertson Street directly behind this proposed development site. I am writing to express 
my strong opposition to the development as proposed by Aryze. Ours is one of several properties that 
will be impacted by the height of the proposed building as it will look directly into our backyard and 
home, impacting both the light we can expect during the day and our privacy. As avid gardeners this is of 
concern to us. 
 
I am also concerned about the proposed density transfer from the TLC’s Abkhazi property to this site 
currently zoned for single family dwellings. I believe that the developer is overreaching in terms of the 
site specific rezoning requested. They are using the density transfer to overbuild on the Fairfield site and 
greenwashing the whole process with the Abkhazi Garden downzoning. I hope Council will see through 
this manipulative proposal. While I value the continued presence of Abkhazi Garden in our community I 
do not think their goals to secure cash for unused density merits the added density and overbuilding 
proposed. 
 
I support the goals of providing additional housing where it can be done in a way that complements the 
existing community rather than imposing this level of intrusion and disruption. 
 
Let’s stick with the OCP guidelines and build in a manner consistent with its aims. It is after all an 
expression of the community’s aspirations and wishes. Please don’t keep disregarding the concerns of 
local residents in a rush to meet developers and investor’s wishes. The developers will still be here and 
we do have an opportunity to take our time and come up with a much better solution that will meet our 
needs for more housing and balance the increased density in a way that will better serve residents. 
 
I’m not a NIMBY I’m a TBYA (Think Before You Act) Let’s get this right before we set a bad precedent 
that will be pointed to by developers in the years to come. Let’s send this back to the drawing board 
please. 
 
Shawn and April Robins 
330 Robertson Street 

https://can01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fcdn.discordapp.com%2Fattachments%2F833778297116688386%2F962046262050455552%2F2022-04-08_HFL_-_Rapid_Deployment_of_Affordable_Housing_-_Support_Letter.pdf&data=04%7C01%7Cplanandzone%40fairfieldcommunity.ca%7C5aef7b786ce94273a6f008da199fe5fc%7C1952fb077b0141879c3e2538855b9738%7C0%7C0%7C637850471788937567%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000&sdata=z07FNAF6q485xcplSv70N2hjvd4sShPPqLH7SZ5iGMQ%3D&reserved=0
https://can01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fcdn.discordapp.com%2Fattachments%2F833778297116688386%2F962046262050455552%2F2022-04-08_HFL_-_Rapid_Deployment_of_Affordable_Housing_-_Support_Letter.pdf&data=04%7C01%7Cplanandzone%40fairfieldcommunity.ca%7C5aef7b786ce94273a6f008da199fe5fc%7C1952fb077b0141879c3e2538855b9738%7C0%7C0%7C637850471788937567%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000&sdata=z07FNAF6q485xcplSv70N2hjvd4sShPPqLH7SZ5iGMQ%3D&reserved=0


 

 

 

 
For 2 years, I have owned  the house at 311 Robertson St., located behind this proposed development. I 
am opposed to this development going forward in its current form. 
The Density and Height do not fit within the Community Plan that we the neighbours of Gonzales 
worked on.  
 
The Land Conservancy needs money,  so they are selling their Density to Aryze. This creates a precedent 
allowing developers to "buy" the ability to override  bylaws and community plans. Abkhazi Gardens, 
the property and source of the density transfer,  is located in Oak Bay. The proposed condo is in Victoria. 
How can this be allowed to go through? Buying density from another municipality is just wrong. 
The huge warehouse shaped building has no Green Space. Currently, the backyard neighbours  look 
upon 3 houses which have trees, gardens, lawns, and space for families to enjoy the outdoors. The 
proposed condo complex has a setback from Fairfield Rd. and from the property back line that is less 
than 3 metres. There is no green space, only a parking lot. There are a few trees along Fairfield and at 
the property corners - no gardens or lawns. 
 
We will lose property value in our homes. Prospective buyers will not want to look out on a 4 story 
building,  3 lots wide,  where there once were 3  homes separated by trees, lawns, gardens  and views of 
the sunset. Now there will only be a 4 story wall to look at. I would never purchase a home like that. Our 
homes are losing value because a developer wants to maximize their profit by forcing 19 condos into a 
space that once had 3 homes.  
 
We are not NIMBYS. We live with 4 multi-family apartments or  condo within 1 block of this proposal. All 
are only 3 stories tall, are within the density allowed for Victoria multi-family buildings and have green 
space. This huge building proposal contravenes height and density laws, has no green space, does not fit 
into the existing neighbourhood with its design,  is not affordable to most people and negatively impacts 
a number of people living on Robertson Street and Fairfield Road. It does not meet the City of 
Victoria's  Design Guidelines for Attached Residential Development. Townhouses would work/ a 
warehouse of a condo building does not. This proposal needs to be sent back to Aryze to redesign this 
complex to fit in our Neighbourhood. 
 
Thank you - 
Linda Maasch 

 
I live near this proposed project at the corner of Robertson Street and Lillian. Our house is a designated 
heritage house and we have lived in it for 40 years in December. I can see the second storey of the 
present house at 1733 Fairfield through two back windows on our second storey; a bedroom window 
and a bathroom window. I cannot see the houses on the other two lots because of trees and an 
intervening house on Beechwood.  From the main floor and our deck I can only see a bit of the roof of 
1733 Fairfield.   
 
I attended both the February and March CALUC meetings and reviewed the plans for the proposed 
project through development tracker prior to the March meeting.  
 
I think that the proposed project is a good one for our neighbourhood. It offers both townhouses and 
condos of different sizes for various households who don't want or can't possibly afford a single family 



 

 

house in this neighbourhood.  It is on a main east west commuter road with frequent public 
transit.  There seems to be extensive space for secure bicycle/stroller storage and provision for charging 
electric vehicles.  It is a very short walking distance to Fairfield Plaza with Thrifty's, a pharmacy, a 
hardware store etc. and to Margaret Jenkins School.   
 
I think that Aryze making a payment to Abkhazi Garden in exchange for a transfer of density to this 
property a short distance away on Fairfield Road is of benefit to everyone in Greater Victoria, as well as 
all those who visit the Garden during a holiday in Victoria.  I had some involvement with the court 
proceedings around TLC's application for creditor protection in 2013-15 and it is gratifying that such a 
jewel of a property can never be under threat in the future once it is downzoned.  
 
The Aryze project, Rhodo, that is beside Hollywood Park and kitty corner from the proposed project is 
almost completed, at least on the exterior. I can see the top storey of Rhodo from the same two back 
windows on our second storey. I do not find that Rhodo is too tall for a project on Fairfield Road though 
many people objected to its height before it was approved. Nor do I think it is too dense or too close to 
Fairfield when I drive or walk on Fairfield Road or visit the park. I find it a very attractive looking addition 
to our neighbourhood from all directions and think it serves as an excellent recommendation for this 
new proposal. 
 
Most importantly I think the Fairfield Gonzales community should welcome new innovative projects 
providing a variety of household types, "the missing middle", at somewhat more affordable prices than 
most single family houses. It is possible that my husband and I might be interested in moving into a 
development such as this as we have talked about moving into a condo sometime in the next several 
years and we would really appreciate being able to stay in this neighbourhood.  
 
Sharon Walls  

 

Hi there, 
 
I wasn't able to make the March 28th CALUC meeting and would like the following input to be added to 
the CALUC report for the 1733/1735/1737 Fairfield Road proposed development: 
 
- I am a Gonzales resident, and I support the development 
- I would like to see more 3 bedroom or 2 bed+den units, but I support the proposed approach as-is 
- This neighbourhood desperately needs more housing supply. This project is a step towards helping to 
address this need for people. I think that the city council should demonstrate leadership in meeting the 
needs of the community now, and the needs of the future. As such, housing developments like this 
should be approved 
 
Thank you for including this feedback in the report. 
 
Brian Vatne 

 

My wife and I attended both your meetings on the proposed development at 1733-37 Fairfield. 
Our house is at the corner of Lillian and Robertson – so not far from the site in question. We 
have lived there for almost 40 years. 
  



 

 

The proposed development seems appropriate for the site and the neighbourhood. It is too bad 
that the existing houses cannot be saved, but, if they are carefully deconstructed, that is the 
next best thing. The proposed transfer of development rights from Abkhazi Gardens to this site 
is of great benefit to the community. Having attended the bankruptcy proceedings for TLC years 
ago, I well know that the TLC has few saleable assets, and that these are the most important 
ones. The deal with Aryze will offer the TLC some financial relief and ensure that future TLC 
creditors cannot force a sale of Abkhazi Gardens to settle the TLC’s debts. 
  
Fairfield Road is the most appropriate site in the neighbourhood for apartment/townhouse 
developments, for which there is a great need. Given the high price of land in the 
neighbourhood – the land our house sits on was assessed at over a million dollars, and this is 
for an ordinary-sized lot – it is unrealistic to expect a private developer to offer units of any sort 
for sale at truly affordable prices. In relative terms, apartments and townhouses are bound to 
be cheaper that single family houses on separate lots. So, in that sense, this development will 
make living in the neighbourhood more affordable, whatever the ultimate costs of the units in 
question. 
 
Warren Magnusson 
Professor Emeritus 
Department of Political Science 
University of Victoria 
 
304 Robertson Street 
Victoria BC Canada V8S 3X7 
250-595-8735 
 

I attended the community meeting and I was quite disturbed by many of the issues regarding 
this proposed development.  I have a few questions I was hoping you could answer for me as I 
would like to look into this further.  Firstly,  I was very concerned that the developer wanted to 
disregard our official community plan.  He referred to the older community plan being too old 
to count and the newer 2018 community plan not counting because it wasn’t “ratified”.  Are 
people allowed to just discount the plans like this?  And if so what is the point of even making 
them?  Clearly, neither the new version or older version of the community plan allows for his 
gross overdevelopment plan that disrespects this family residential neighbourhood.  So my 
question to you is doesn’t the community plan need to be followed?  Or can it just be ignored 
like this?  And who has power over insuring the community plan is followed?  Is there a name of 
someone at the planning department I could speak with?  Thank you in advance for any 
direction you can give me. 
 
Next, this property density transfer seems very sketchy.  There is no process in place for this in 
Victoria.  It seems like nothing other that a financial bribe to get to overdevelop by 
manipulating and purposely misinterpreting the rules.  I question the legality of this.  Would 
involving a lawyer and/or the press be a good idea in order to ensure unscrupulous behaviour 
isn’t being encouraged by having unclear rules?  Does this not set a precedent that could lead 



 

 

to massive corruption of the rules into the future?  I feel like everyone in Victoria should be 
aware and alarmed by this. 
 
I plan to continue to pursue this until I can get to the bottom of it.  Any contacts or advice you 
can give me would be greatly appreciated.  I will be also contacting the Times Colonist 
regarding these issues as well as my lawyer.  Hoping we can make sure that we can all make a 
plan together as a community to address this.  Thank you so much for your help. 
 
Sincerely, 
 
Catherine McCartney 

 
We would like to thank the Fairfield Gonzales CALUC for hosting the public meeting for the 
proposed development on 1733, 1735 and 1737 Fairfield Road. We have numerous concerns 
with the proposal and believe it will be highly disruptive to the neighbourhood. The whole 
notion of a Density Transfer with The Land Conservancy is highly questionable.  It appears to 
manipulate the density transfer concept to usurp planning and zoning standards in order to 
increase site density well past what is reasonable. The proposed 4 story apartments are 
incompatible with the neighbourhood because of the density, design, mass, height and layout. 
The development should be addressing the needs of families rather than one and two bedroom 
apartments. We request Aryze to go back to the drawing board and resubmit a proposal that 
meets the following criteria: 

·       townhouses with individual ground entrances 
·       maximum height be limited to 3 stories 
·       proper setbacks be aligned with the neighbours 
·       greenspace and proper landscaping 
·       density of no greater than 1.0 FSR 
·       appropriate design that fits into the neighbourhood 
·       proper massing with the neighbourhood 
·       adequate required parking (ideally underground) 

Janice Linton and Kevin Warren (356 Robertson Street) 
 

 
Hello, 
 
I am writing to express strong opposition to Aryze’s building proposal at 1733-1737 Fairfield Rd. 
While I understand and support densification, development projects such as this need to be 
aligned with the Fairfield/Gonzales neighbourhood plan. The proposed 4-story structure is 
disrespectful in this regard, both to the plan and to the neighbours whose properties and 
privacy will be negatively impacted.  
 
Moreover, the notion of using a ‘density transfer’ to justify the increased building height is 
inappropriate.  Density transfers are typically used in core urban areas, not single family 



 

 

residential neighbourhoods. In addition, while these transfers have been used to protect 
heritage sites, Abkhazia Gardens is not under threat and the property’s zoning ‘asset’ should 
not be allowed to be purchased and moved. There is no rationale or need for this with either of 
the involved properties, other than maximizing profits for Aryze.  
 
Finally, to the best of my knowledge, the City of Victoria does not currently have any governing 
policy or process in place to allow for a density transfer. It would be crucial to have this in place 
prior to allowing this, or any other ‘density transfer’ proposal to move forward.  
 
Please help support me and my many concerned neighbours of the Fairfield/Gonzales 
community by ensuring this development does not move forward as proposed.  
 
Sincerely, 
Sean McCartney 

 
Hello, 
 
We would like to express our opposition to the current building proposal at 1733-1737 Fairfield 
Rd.  This proposal is not respecting current zoning and the proposed 4 story height will destroy 
many surrounding neighbours’ ability to enjoy their properties and privacy.  Densification needs 
to occur in a respectful way for the neighbourhood.  Developers needs to stick within the 
current zoning requirements and height limitations.  This proposal of “density transfer” is 
inappropriate.  The city of Victoria does not have a policy for this nor a process in 
place.  Density transfers are used in downtown cores and city centres not residential areas, and 
only in cities that have a clear existing policy and governance for this process.  How can we 
allow someone to just make up new rules?  Density transfers are used to protect heritage sites, 
but Abkhazi Gardens is not under threat.  This is simply manipulation in order to maximize 
profit at the expense of the neighbourhood.  We want to be supportive of appropriate 
densification, as clearly outlined by the neighbourhood plan and the rules for height and 
setbacks that are currently in place.  Please help support our neighbourhood and protect us 
from uncontrolled over-development. 
 
Sincerely, 
 
Catherine McCartney 

 



 

 

CALUC Meeting Report:  

DATE 
 

Address: 1733, 1735, 1737 Fairfield Rd 

 

Developer: Aryze Developments 

 

Presenters: Chris Quigley (Aryze Developments); Greg Damant (Cascadia Architects); Peter Jo-

hannknecht (Cascadia Architects); Diana Stenberg (TLC) 

 

Architect: Cascadia Architects 

 

Attendance: 20 

 

Rezoning Requested Current  Proposed 

Variances   

OCP Amendment  
required? 

Yes TBD 

Number of Units 3 31 

 Current Zone (R1-G) Proposed Zone (TBD) 

Site Coverage 30% 65% 

Number of parking stalls 36 stalls 22 stalls 

Rear Yard Setback (East) 
1.5 m or 15% of lot width  

(whichever is greater) 
2.62 m 

Front Yard Setback (West) 
3.5 m or 15% of lot width  

(whichever is greater) 
2.73 m 

Internal Side Yard Setback 

(South) 

9.1 m or 30% of lot depth  

(whichever is greater) 
0.5m-4.78m 

Internal Side Yard Setback 

(North) 
7.5 m 2.33 m 

 Actual Building Proposed Building 

FSR (Floor Space Ratio) 0.5:1-1:1 1.79:1 

Height 7.6m (1.5-2 storeys)  13.39 m (4 storeys) 

Commented [OS1]: Might just be worth confirming the 

info in the table. Couldn’t find the latest version of the plans 

but feel free to send them my way! 



 

 

The Community Land Use Committee (CALUC) facilitates dialogue between land use applicants and 

the community to identify concerns regarding land use applications which may influence the pro-

posal and result in changes more appropriate to the neighbourhood. The CALUC encourages a re-

spectful meeting environment allowing everyone the opportunity to speak and be heard. The meeting 

is about the proposal not about the applicant or others involved in the project. There is no decision by 

the CALUC to support or oppose an application made at, or after, community meetings. Community 

members are encouraged to share their views with City Council via email ( mayorandcouncil@victo-

ria.ca ). If an application is submitted to the City, information can be obtained through the Develop-

ment Tracker feature of the City's website. (https://www.victoria.ca/EN/main/residents/planning-de-

velopment/development-tracker.html 

 

Themes 

 

Building Design 
1. Would this development be considered to be part of the Missing Middle or a different initiative? 

• Not included as a missing middle housing form under the Missing Middle Initiative due to the 

location and zoning. 

• Would be a different form of housing. 

• Doesn't sound like the middle to the questioner. 

 

Abkhazi Garden 
2. What is happening at the Abkhazi Gardens? Can't the City just change the zoning? 

• Related to downzoning the gardens to protect it in perpetuity, which is connected to the 

upzoning of this site. 

 

• The City gave the TLC the ability to monetize its development rights. It is providing this den-

sity benefit to this application in exchange for purchasing those rights. 
o The application would still need to provide an amenity contribution under the CAC 

Policy. This is an example of a contribution. 

 

• No other amenities will be provided on this application based on the land lift analysis pre-

sented to staff and Council. 

 

3. Is this a precedent for heritage preservation? 

• This has been done in other cities for the purposes of heritage preservation or other public 

benefits. 

• Abkhazi probably would persist regardless. 

• This is quite a bit bigger than what would normally be allowed under the OCP. Seems odd 

that there is a fixed density that must be met. 

• Ultimately Mayor and Council will make the decision on the merits of the development. 

 

4. Is there a guarantee that the TLC will downzone? 

mailto:mayorandcouncil@victoria.ca
mailto:mayorandcouncil@victoria.ca
https://www.victoria.ca/EN/main/residents/planning-development/development-tracker.html
https://www.victoria.ca/EN/main/residents/planning-development/development-tracker.html


 

 

• The downzone is directly tied to the upzoning of this project. 

• The City will also be putting a covenant on the property to maintain a garden on the site. 

• Surprised by the arrangement and ultimately that the garden space will be lost on these exist-

ing homes. 

 

5. Did this project come up with the TLC Board of Directors? 

• Yes, it did. 

• It was previously expressed that the TLC’s concern is provincial in scope. 



 

 

CALUC Meeting Report:  

March 27, 2023 
 

Address: 1733, 1735, 1737 Fairfield Rd and 1964 

Fairfield/507 Foul Bay Road (Abkhazi Garden) 

 

Applicant: Aryze Developments 

 

Presenters: Melanie Ransome (Aryze Developments); Chris Quigley (Aryze Developments); Greg 

Damant (Cascadia Architects) 

 

Architect: Cascadia Architects 

 

Attendance: 50 in-person attendees 

 

CALUC: Joanna Fox (Chair), Owen Sieffert, Carrie Fuzi (Don Monsour, Ashley Fernandes absent) 

 

The first Community Meeting for this application was held on March 28, 2022. There have been 

considerable changes in the application, which required a second Community Meeting.  

 

Rezoning Requested Current  Proposed 

Variances  
Parking Variance: 

30 units, 22 parking stalls 

OCP Amendment  
required? 

Required 

- to amend 1.0 FSR density 

allowance for Traditional 

Residential 

- to amend the height of the 3-

storey maximum allowed for 

Traditional Residential  

1.73:1 FSR 

 

4 storeys - 13.39 m  

Number of Units 3 30 

 Current Zone (R1-G) Proposed Zone (TBD) 

Site Coverage 30% 64% 

Number of parking stalls 3 stalls 22 stalls 

Set Back East 
1.5 m or 15% of lot width  

(whichever is greater) 
2.33 m 



 

 

Set Back West 
3.5 m or 15% of lot width  

(whichever is greater) 
4.78 m 

Set Back South 
9.1 m or 30% of lot depth  

(whichever is greater) 

2.62 m 

 

Set Back North 7.5 m 2.73 m 

 Actual Building Proposed Building 

FSR (Floor Space Ratio) 0.5:1-1:1 1.73:1 

Height 7.6m (1.5-2 storeys)  13.39 m (4 storeys) 

 

The Community Land Use Committee (CALUC) facilitates dialogue between land use applicants and 

the community to identify concerns regarding land use applications which may influence the 

proposal and result in changes more appropriate to the neighbourhood. The CALUC encourages a 

respectful meeting environment allowing everyone the opportunity to speak and be heard. The 

meeting is about the proposal not about the applicant or others involved in the project. There is no 

decision by the CALUC to support or oppose an application made at, or after, community meetings. 

Community members are encouraged to share their views with City Council via email ( 

mayorandcouncil@victoria.ca ). If an application is submitted to the City, information can be 

obtained through the Development Tracker feature of the City's website. 

(https://www.victoria.ca/EN/main/residents/planning-development/development-tracker.html) 

 

Themes  

 

Density and Growth Areas 
1. Would love to live and play near their work in the neighbourhood and would hope that some 

future homes are found in Fairfield Gonzales that could include their family. 

 

2. What does the OCP say as a designation? 

a. Townhomes. 

 

Design 
 

3. What is height of the development in feet? 

a. Each unit would have a 9-foot ceiling with 10-foot ceilings on the top floor. 

b. Total height is 13.39 m or 43.9 feet) was previously 14.45 m or 47.4 ft. 

 

4. Why can’t the development be 3 storeys? 

a. The approach is guided by trying to use land efficiently and not under build in this 

location. As such, the applicant is looking to build with future growth along Fairfield 

mailto:mayorandcouncil@victoria.ca
https://www.victoria.ca/EN/main/residents/planning-development/development-tracker.html


 

 

Road in mind. If the applicant doesn’t use this land efficiently this demand for 

housing will to go other communities. 

 

5. What will the rear façade look like? 

a. The storeys facing Fairfield Rd will be metal on the top level and brick below; at the 

rear, the levels are lower and will be brick. 

 

6. How will the neighbouring homes be considered in the design and the shadowing? This is an 

important consideration for a 4-storey building in the middle of the residential 

neighbourhood. 

a. Shadowing from the existing SFD is shown in the supporting documents. This shows 

that there may not be significantly more shadowing cast from the existing dwelling. 

b. Applicant can see why there would be major challenges and impacts on neighbours 

and generally, is trying to find growth that is suitable for this site. 

c. Moved mechanical away from immediate neighbour’s property line and is planning 

extra landscaping. 

 

7. Height is the issue, not the density and is likely the biggest concern for most people. With 

this design, neighbours are losing all their privacy.  

 

8. Not comfortable with the way that the density transfer is being handled, not enough 

transparency. 

a. The developer has heard a mix of feedback from the community. 

 
Trees and Landscaping 
 

1. There is a provision for a couple of trees in the corner and along the front of the building. 

There will be virtually no greenspace on-site. Also, feel it is disingenuous that Abkhazi 

Garden will be the contribution to greening the community; the merits of this development 

should be considered away from the partnership with Abkhazi. 

a. Will have permeable pavement on the site to allow for infiltration. 

b. Sufficient soil volume for healthy trees (both existing and future) will be retained, 10 

trees are being removed and 21 will be replanted along with 7 boulevard trees. 

Accessibility  
 

1. Please provide clarity around adaptable/accessible units. The brief says “not only are we ensuring 

there are housing options with single-level living, but also units that could be modified to become 

adaptable if required. “[Generally, one builds adaptable and could modify to accessible. Is this 

statement what the applicant meant?]  

a. How many adaptable units will be built if no one “orders them” during the sales process? 



 

 

 - We are exploring how the revised design could accommodate a percentage of units that can 

be easily converted to adaptable. Should a prospective purchaser request this, we will happily 

accommodate through the sales process.  

b. Is the applicant willing to convert adaptable to accessible during the sales and finishing 

process? 

 - If a prospective purchaser requests this through the sales and finishing process, we will be 

willing to convert an adaptable unit to be fully accessible.  

c. Which units would be adaptable, and would they be closest to the elevator? 

 - We are currently working on an analysis to determine the number of units that could be 

easily converted to adaptable units. This analysis will be completed prior to the application 

going to Council. Once confirmed, we will have a better idea of which units could achieve 

this and where they are located in relation to the elevator.  

d. Is the applicant willing to list commit to a number of adaptable units in Residential Use 

Table as a Unit Type?  

- As mentioned above, we are currently determining the number of units in the revised 

design that could be easily converted to be adaptable based on the 2018 BCBC.  

 

2. How will the objectives of accessibility in landscaping be met? Please provide more clarity and 

specificity regarding this statement. “Biophilia believes that exterior landscape and interior green 

space should respect, enhance and work symbiotically with architecture and be accessible to people 

of all abilities to help improve health and well-being. Their focus is to create synergies between the 

soft plantings and the hardscape aspects of the built environments they create that both relate to and 

enhance the architecture while ensuring accessibility.”  

a. Will the applicant take the OPALS rating into consideration?  

- The proposed landscaping follows the City of Victoria requirements and provides a variety 

of deciduous trees, native plantings and species selected for their ornamental and aesthetic 

qualities. Further to this, the use of planting beds will be placed along with parkade drain tiles 

to offer efficient stormwater management absorption.  

b. Are the proposed pavers accessible for someone with mobility disabilities?  

- The proposed pavers are designed to be used in multiple settings such as on terraces, roof 

decks, courtyards, swimming pools or any traditional hardscape areas. As such, they are 

designed with an anti-slip surface.  

 

Accessible parking  

 

1. What class of parking is the one accessible stall: visitor or resident, van or regular accessible?  

- Currently the drawings classify the accessible stall as a resident stall, however, we have been 

considering changing it to a visitor stall to provide better parking diversity and options for all future 

residents. We are open to hearing your recommendations on how this stall should be classified, what 

are your thoughts on this approach? The stall is a wider width to accommodate a van.  

 

2. Is the applicant willing to label the stalls as such in the plans? (Currently, only the dimensions are 

shown on the plans)  

- Yes, this can be shown in the next set of drawings.  

http://www.allergyfree-gardening.com/opals.html


 

 

 

3. Is the applicant willing to describe the accessible parking in the Project Details table? (All it says 

now is 20 provided, 2 visitors, no mention of accessible)  

- Yes, this can be shown in the next set of drawings.  

 

4. What is the width of the door to the building, and will it be equipped with an automatic door?  

- We are required to have an automatic door, and the door width will meet accessibility 

requirements.  

 

5. Does the proposed Dorado Drain Paver meet Schedule C accessible surface requirements?  

- The Dorado Drain Pavers will provide a durable, slip-resistant surface per the Schedule C.  

 

6. What provision is there for mobility scooter storage and charging?  

- No specific allocated space has been provided for mobility scooter storage and charging at this time.  

 

Accessible Amenities  

 

1. Are all amenities such as waste disposal and storage rooms accessible?  

- Yes, we are carrying the minimum accessible width.  

 

2. Are solid waste and recycling accessible in terms of access doors, height, level of effort, etc.? i.e., if 

those large, tall private garbage skiffs are being use, how will residents in wheelchairs or limited 

physical strength and ability use them? 

 - Ample area has been allowed for the standard garbage and recycling totes utilized by most third-

party waste management companies. If a prospective resident requested additional totes at a smaller 

size to be better accessed, we are open to working with the waste management company to facilitate 

this.  

 

3. Is the applicant willing to commit to providing accessible outdoor furniture, such as a wheelchair 

accessible picnic table? (the one shown appears not to be)  

- This will occur at the time of building finishing; however, it is something we will consider 

accommodating.  

 

4. What is the width and treatment of the storage room access and interior doors? (automatic?) 

- We will explore wiring all interior common area doors to be automatic, and the widths will meet 

the minimum standards.  

 

5. Is there maneuvering space for a wheelchair user in the storage room?  

- The minimum width is achieved in the storage room and common corridors.  

 

Accessible Bicycle storage  

 

1. Is there sufficient transfer space in the bike storage room for an adapted bike. 



 

 

 - Currently, this is not contemplated in the bike room, however, we are providing above the 

Schedule C bike parking requirements. We will explore the idea of removing some of the bike 

parking stalls to accommodate the space for this if the City of Victoria permits it.  

 

2. What is the treatment on the door to the bike room? Is it accessible to all residents, as required by 

Schedule C? 

- Yes, and we will explore hard wiring the door to be automatic through design development.  

 

Accessible Miscellaneous  

 

1. Is there isolation of air from one suite to another and within the suite from the common areas? - 

Suites will be individually ventilated and will meet all applicable standards and regulations for new 

buildings. 

 

Neighbourhood Comments/Feedback on Development Proposal: 

 

Parking 
 

1. Where are all the cars and bicycles going? 

a. Bikes and vehicles will all parked be on the ground floor. 

b. Traffic engineer provided analysis of how local on-street parking is used. There are 41 

public spaces, of which were approximately 61% occupied, so there is ample on-street 

parking. 

c. There could be support given to having residential parking only on Beechwood or 

other neighbouring streets. 

 

2. How will construction parking be managed? (Based on discussion of how construction 

parking for the Rhodo development was frustrating and often dangerous for neighbours) 

a. Applicant will try their best with trades to manage behaviour during the construction 

period. 

b. The developer is constantly working with crews and trades to educate on safety 

practices and have their own safety manager to ensure high standards on their job 

sites. 

 

3. The site plans show a curb extension on the northwest side of Beechwood. Why has the curb 

been bumped out? 

a. To prevent people from parking there to preserve sightlines onto Fairfield Rd. 

b. This would result in the loss of a couple of parking spaces near the corner. However, 

these spaces should likely not be parked in due to safety concerns.  

 

4. How many accessible parking stalls will be provided? 



 

 

a. There is 1 stall that adheres to the dimensions outlined in Schedule C of the Zoning 

Bylaw. 

 

5. How are parking stalls being allocated (as there are less stalls than units)? 

a. They will likely be assigned to a unit as part of a sale. It is rare for stalls to be 

decoupled and purchased separately and is not something that the applicant has done 

before. 

 

6. Have you considered having some tenants be car-free? 

a. Not currently considering legal agreements as they are difficult to enforce. 

b. Location is everything about transport and encouraging fewer trips by automobile. 

Providing alternate transportation options is the best method. 

c. There are noticeable downward trends in vehicle ownership and driver license 

registrations. The applicant has previously sold to people who want to live that 

lifestyle. It is unlikely that legal agreements requiring car-free residents would be 

implemented. 

 

7. Would hope to see lots of bicycle parking, EV charging, and car share, as more new 

developments are integrating these elements to reduce vehicle use. How are these being 

addressed in the proposal? 

a. 52 bicycle parking stalls that are heated, secured, indoors, and provide opportunities 

for charging. 

b. All parking stalls will be electrified. 

c. Commitment for all residents to have free memberships and there have been 

conversations with car share providers to increase vehicle supply in the area. 

 
Neighbourhood Compatibility 
 

1. As a renter across from Hollywood Park, everyone uses the park like their backyard and this 

development could be the same. They feel they are the people who can afford this bracket of 

housing.  

2. In response to a comment that the units could be purchased by people who will only use 

them for part of the year, it was noted that this would not be unique to this property as there 

are already homes in Fairfield Gonzales that have been vacant for years. Residents are equally 

concerned about amenities, such as the grocery store, as other aspects of growth. 

 

Traffic Safety 
1. How will the building affect the safety of neighbouring homes, including sightlines for access 

and egress off Fairfield Rd? There have been near misses at this location with existing sight 

triangles and this development could worsen that. 



 

 

a. Comparing this project to Rhodo is difficult since the access to building will be off the 

Beechwood and therefore does not provide the same sightlines for those on Fairfield 

Rd. 

b. Developer can take some photos from the property to work with the traffic engineer 

to manage sightlines and support safe access. 

 
Sustainability 

1. Are the existing buildings being re-purposed or recycled? 

a. Have had success with moving older buildings and reusing them. Have had early 

conversations on the viability of that move for this site. If it can’t happen, the 

buildings will be deconstructed to reuse most of the materials. 

b. Generally, not interested in building buildings that need to be replaced. 

c. The building will also be fossil fuel free; however, there are no renewables planned 

for the site. 

 

2. Is there shared greenspace in the development? 

a. Could consider providing a pass to the residents to access Abkhazi Gardens such as 

those provided to the immediate neighbours of the gardens. 

 

Affordability 
1. Will there be below market units in the increase in units? 

a. Looking into supports for first-time buyers. 

 

2. How much is the 2-bedroom townhome going to be? 

a. Difficult to say how much given that the market could change significantly in the 

next three years or so. 

b. Going forward with price points is unfair. 

 

Tenant Support 
1. How will existing tenants be supported in the redevelopment? 

a. The developer will provide tenant assistance and support (relocation, moving 

assistance) through their staff Tenant Assistance Program coordinator. 

 

Abkhazi Garden 
1. It is understood that Abkhazi is likely to be safe, irrespective of this development. Still, this is 

being used as a rationale to move this development forward. No one has listened when the 

fourth floor has been seen as too much. 



 

 

a. The garden remains zoned for townhomes, as when TLC purchased the property. TLC 

feels like the zoning needs to align with the use (park and tourism), and this has been 

echoed by the City. 

b. Bonus density from the City has been the alternative instead of the partnership of 

Abkhazi. The City provides similar provisions for other community amenities. 

i. Instead of cutting a cheque for the City, the funds will be going directly to the 

preservation of a heritage asset. 

ii. This is the first density transfer. 

c. Could downzoning for Abkhazi Gardens not be achieved for free? 

 

 

 

Email comments: 

  

From Carol Armstrong, Gonzales 

 

I attended the CALUC meeting on 1733-1737 Fairfield Road. I am not opposed to the development in 

principle but have the following concerns: 

- the 4 stories proposed/overall height of the building. This is NOT in character with the 

neighbourhood. Neither is the flat roof design 

- the density has gone from 19 to 30 units. Originally capacity projected approx. 43 people, now it’s 

potentially 96 people. It seems likely that more than 22 people will have vehicles 

- parking - discussed at length tonight. Available street parking is already a competitive sport. 

- equally concerning is the access/egress to the proposed development. Aryze did not make it clear to 

neighbours that they would be removing 3 existing street parking spaces for people currently living at 

Monterey Mews across Beechwood. Due to the already tight corner on this portion of street, they 

should have explained to the public that this is the only way access would work, by removing current 

residential parking. 

Also, traffic concerns about traffic entering from Fairfield without causing congestion backing onto 

Fairfield. 

Other concerns: 

- the shading of neighbouring gardens/homes 

- the privacy for immediate neighbours both within their homes and using their decks/gardens, 

especially with regards to the 4th floor. 

- the reduced setbacks from the original proposal. 

I live in the 300 block of Beechwood and anticipate much busier street traffic that is less child 

friendly. 

 

From Susanne Rautio, Gonzales 

 

The OCP designation for this part of Fairfield Road is Townhouses.  I respectfully request that council 

honour what has been agreed to by the community and only allow this type of development.  And 



 

 

further, that any changes to this designation and the OCP be undertaken with community 

involvement. 

The bonus density "purchased" by ARYZE from Abkhazi gardens would possibly account for the 

addition of the third level but not to a fourth one.   

Overall, the building mass is too large; it extends almost to the property line on three sides. We know 

that the doors opening onto Fairfield Road by Rhodo are not friendly to the community and certainly 

not to the owners.  The curtains are always drawn as the windows are too close to the road.  There is 

no privacy.  Please learn from this mistake - the building should be further back for the sake of the 

owners.   

 

The fact that there are not enough parking spots will create more problems with Fairfield Road 

similar to what is happening with Rhodo.  Again, we need to learn from previous decisions.   

This is the third building ARYZE will be building in our community.  We have lost at least 50 trees 

because of their developments.  We request that a community amenity be provided by ARYZE to the 

neighbourhood of Gonzales; specifically, the planting of 100 mature, native trees on those private 

properties that will take care of one each.  This will be in line with the Tree bylaw whereby 2 trees 

are to be replanted to replace one that is lost.  This can be administered by the FGCA or the GNA.  

 

From Janice Linton, Robertson Street 

 

I respectfully request Victoria City Council reject the revised proposal to develop 1733, 1735 and 

1737 Fairfield Road.  The revisions do not effectively address the main issues that were brought to the 

attention of the developer.  

The height, mass and density far exceed what is reasonable in this area. The proposed density transfer 

provides no benefit to the city and is highly disruptive to our neighborhood.  The four-story 

apartment building design is not compatible with principles of family-focussed attainable housing or 

green space enhancement.   

I am supportive of densification efforts in Gonzales that provide quality housing for families.  In 

Traditional Residential areas I would like to see ground-oriented dwellings that are limited to two 

and a half story house plexes, duplexes and townhouses with landscaped outdoor activity space.   

 

 

From Kevin Warren, Robertson Street 

The proposed development at 1733, 1735, and 1737 Fairfield Road is a looming four-story apartment 

building that is over 20 feet higher than the surrounding houses and would become the highest 

structure in all of Gonzales.   

 

There are no front or rear setbacks, no useable ground level outdoor space, and outdoor areas are 

paved with minimal landscaping. The building is highly disruptive to the neighbourhood because of 

its height and mass, density, layout, appearance, number of units, parking, and impact on the 

neighbor's privacy.  

 

Aryze has not demonstrated any added community amenities to merit the proposed density transfer, 

nor does it provide a convincing case that the receiver site is suitable.   The developer has simply 



 

 

bought density from a third party to maximize profit and usurp city planning bylaws well beyond 

what should be considered reasonable for the site.   

 

The requested density is far beyond what the site and neighborhood can accommodate.   OCP 

amendments will be needed to increase the height beyond the three stories maximum required in a 

Traditional Neighbourhood designation (Section 6.1.5 and Map 23) and increase Floor Space ratio 

(FSR) from 1.1 to 1.73, as well as front/back setback variances.  

 

I believe densification efforts in Gonzales should provide quality housing options for families.  Any 

new development needs to be compatible with neighbors, have respectful front and rear yard 

distances, usable rear yards, access to outdoor open green space, consistent massing, adequate 

underground parking, and consistent character.  In other words, all infill buildings in Traditional 

Residential areas of Gonzales should be ground-oriented dwellings that are limited to two and a half 

story house plexes, duplexes and townhouses.  

 

The revised proposal by Aryze did not address the main issues and will significantly impact our 

neighbourhood, setting a dangerous precedent.  I respectfully request Victoria City Council reject the 

proposal.  
 

From Kelly Galitzine, Fairfield 

I fully support the proposed developments at 1733/1735/1737 Fairfield Rd plus 1964 Fairfield/507 

Foul Bay. I live at Rhodo, 1720 Fairfield Rd, in unit 104. 

Thank you for this opportunity to voice my support for these much-needed developments. 
 


