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Neighbourhood Growth Option 3:  

Growth around Cook Street Village and some 

growth in northwestern portion of Fairfield 
 

This option would direct modest future housing growth around Cook Street Village in the form of four 

storey buildings in the village, and low-rise (3-4 storey) apartment buildings and townhouses on 

surrounding blocks. Redistribute some growth to the northwestern portion of Fairfield.  

 

 
 

1. What We Heard: 

 Higher density housing is suitable in the northwest corner of Fairfield, where higher buildings 

are already allowed. 

 Limit new buildings in Cook Street Village to four storeys in height. 

 Spread new housing out around Cook Street Village. 

 Introduce family-friendly housing, like townhouses, close to the village. 

 

2. What Features are Unique About Option 3 Compared to Other Options?  

Cook Street Village: New housing is dispersed in the blocks around Cook Street Village. Buildings along 

Cook Street are limited to four storeys. The area to the west of the village would allow townhouses and 

apartment buildings up to 4-storeys throughout the area, except Oliphant Street that would remain a mix 

of 2-3 storey houses. The area to the east of the village between Chapman Street and Oscar Street would 
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allow townhouses, single-family houses, duplexes, secondary suites and garden suites, but not new 

apartment buildings. 

Northwest Part of Fairfield: Some housing growth is directed to the northwestern corner, in multi-unit 

buildings. Mixed use buildings (8-10 storeys) are encouraged in the area north of Rupert Terrace and west 

of Quadra Street. Mid-rise residential buildings (6-10 storeys) extend from downtown south to Fairfield 

Road and east to Vancouver Street.   

3. Things to Consider About Option 3:  

 Supports Cook Street Village businesses with more customers within walking distance 

 Limit higher density development to the northwestern portion of Fairfield, near where higher 

buildings are already allowed. 

 Limit building heights within Cook Street Village to four storeys.  

 Retain the low-rise traditional residential character along Oliphant Street.  

 Allow for more change in the residential area around Cook Street Village, with more apartment 

buildings to the west and townhouses to the east 

 Provide family-friendly housing types (townhouses) close to Cook Street Village 

 Support Cook Street Village businesses with more customers within walking distance 

 Possibly not result in new residential or commercial development for Cook Street Village, as 4-

storey buildings may not provide enough financial incentive to make redevelopment financially 

feasible1 

 Buildings up to 6 storeys are already supported throughout the northwestern area 

 Adds new residents near amenities in downtown, the harbour and Beacon Hill Park.   

 Design guidelines can minimize impact of taller buildings in the northwestern area on 

surrounding lower-rise buildings. 

 May result in lower levels of amenity contributions from development overall (e.g. for affordable 

housing or public space improvements)

                                                           
1 Coriolis Consulting Corp. Financial Analysis of Urban Development Opportunities in the Fairfield and Gonzales 
Communities, Victoria, BC. November 28, 2016. 
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4. What Features Does this Option Have in Common with the Other Options?  

Fort Street Corridor 
What We Heard 

 Higher density, mixed use buildings are suitable on Fort Street, where it already feels like downtown. 

Some concern that more businesses and residents along Fort Street will draw “body heat” away from 

Cook Street Village. 

 

 What is Being Explored for Fort Street in All Three Options 

 All three options envision Fort Street as a vibrant, walkable shopping area, with housing above 

commercial businesses.   

 Continues the development pattern supported by the OCP, with 6 storeys or more and up to 3.0 Floor 

Space Ratio along Fort Street between Douglas Street and Cook Street, with the possibility for bonus 

density and taller buildings. This area is in the Downtown Core Area and mostly within the Harris Green 

neighbourhood. 

 Continues the development pattern supported by the OCP between Cook Street and Linden, of allowing 

up to six storey mixed use or residential buildings.  

 

Things to Consider 

 Mid- and high rise mixed use buildings are already supported by the Official Community Plan along Fort 

Street.  

 Financial analysis suggests that 1-2 storey commercial properties are likely to be financially attractive for 

redevelopment as mixed use buildings if they can be built to height of 6 storeys.2 

 Retail analysis confirms that there will be increased demand for more neighbourhood-oriented retail 

shops and services in Fairfield over the next two decades3. 

 Design guidelines will minimize impacts on neighbouring properties and views from the sidewalk and 

street. 

 Buildings with heritage designation would continue to be protected. 

 

Ross Bay Village (Fairfield Plaza) 

What We Heard  

 Support for retaining shops and services and adding housing at Fairfield Plaza in the future. If the property 

redevelops, ensure new, denser development fits with surrounding character of neighbourhood (e.g. 

townhouses, duplexes, triplexes, well-designed mid-rise mixed use buildings). Pedestrian improvements 

and slower traffic needed for Fairfield Road 

 

What is Being Explored for Ross Bay Village in All Three Options  

 Based on community feedback, retain shops and services in the future and add housing to create a 

walkable village hub up to six storeys. This is the current direction of the Official Community Plan. 

                                                           
2 Coriolis Consulting Corp. Financial Analysis of Urban Development Opportunities in the Fairfield and Gonzales 
Communities, Victoria, BC. Draft. November 28, 2016. 
3 Colliers International Consulting. Fairfield and Gonzales Retail Demand Analysis. January 13,2017.  
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 Develop design principles to guide future development, particularly buildings that fit in with the 

surrounding low-rise neighbourhood. 

 Explore townhouses and other forms of multi-unit housing.  

 

Things to Consider 

 Financial analysis suggests that 1-2 storey commercial properties are likely to be financially attractive for 

redevelopment as mixed use buildings if they can be built to height of 6 storeys.4 

 Due to profitability as a shopping centre, there is a low likelihood that this site will redevelop for housing 

over the life of the neighbourhood plan. 

 High-level design principles and desired public amenities for Ross Bay Village will be developed through an 

upcoming design workshop. Should the site redevelop, these design principles would be addressed in any 

overall site master plan.  

 

Small Urban Villages: Moss at May Street and Five Corners (Fairfield at Moss Street) 
What We Heard  

 Protect existing small commercial corners at Moss Streets and Fairfield Road, and Moss Street and May 

Street.  Continue to allow 2 – 4 storey buildings, with businesses on ground floor and housing above. 

Improve the sidewalks, streets and public realm in these areas.  Support local-serving businesses and 

diversify the mix of shops and services in small commercial areas.  

 

What is Being Explored in All Three Options? 

 Based on community feedback, protect these small neighbourhood commercial corners.  

 Allow 2-3 storey mixed use buildings, to allow some limited housing above businesses. This is the current 

direction of the Official Community Plan. 

 

Things to Consider  

 Financial analysis suggests that most properties in small urban villages are unlikely to be financial viable 

for 2-3 storey mixed use development5.   

 Public realm and other improvements will be explored through the development of the draft 

neighbourhood plan.  

 

Housing in Traditional Residential Areas  
What We Heard  

 New housing needs to fit the low-rise character and tree-lined, quiet streets 

 Encourage more affordably-priced housing through smaller-sized housing (e.g. townhouses, duplex, 

triplex)  

 Rental suites help support more affordable home ownership, through mortgage-helpers. 

                                                           
4 Coriolis Consulting Corp. Financial Analysis of Urban Development Opportunities in the Fairfield and Gonzales 
Communities, Victoria, BC. Draft. November 28, 2016. 
5 Coriolis Consulting Corp. City of Victoria Density Bonus Policy Study: For Sites Outside the Downtown Core Area. 
Draft. March 5, 2015. Also, by the same author, Density Bonus and Affordable Housing Policy: Analysis and 
Recommendations. April 2016. 
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 An openness to a range of infill housing forms, from duplexes with suites to townhomes. 

 Sprinkle infill housing throughout the neighbourhood 

What is Being Explored in All Three Options? 

 Sprinkle infill housing throughout the neighbourhood  

 Explore new types of infill housing that fits the low-rise character (see survey Topic #2) 

 

 

 


