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Future Evergreen |   A Comprehensive Plan for Quadra WestFuture Evergreen |   A Comprehensive Plan for Quadra West

Site and Neighbourhood •	•	7.8 acre site located in Victoria's Quadra West 7.8 acre site located in Victoria's Quadra West 
neighbourhoodneighbourhood

•	•	Owned by BC Housing, to be redeveloped following a multi-Owned by BC Housing, to be redeveloped following a multi-
year comprehensive planning processyear comprehensive planning process

•	•	Comprehensive Development (CD) Zoning, with subsequent Comprehensive Development (CD) Zoning, with subsequent 
Development Permit Applications for each phase/buildingDevelopment Permit Applications for each phase/building

•	•	21 units Housing with Supports (Spaken House replacement)21 units Housing with Supports (Spaken House replacement)
•	•	175 units Social Housing (replacement of existing RGI units) 175 units Social Housing (replacement of existing RGI units) 
•	•	+/- 700 Non-market Affordable Rental and Market Rate +/- 700 Non-market Affordable Rental and Market Rate 

Rental unitsRental units

•	•	All tenants provided with continuity of housing within the All tenants provided with continuity of housing within the 
existing rental arrangement structure, unless income or existing rental arrangement structure, unless income or 
family size has changedfamily size has changed

•	•	Tenants supported through phasing disruptionsTenants supported through phasing disruptions
•	•	An individual tenant relocation and support plan will be An individual tenant relocation and support plan will be 

developed for every tenantdeveloped for every tenant

•	•	Consistent with the Official Community Plan (OCP) and the Consistent with the Official Community Plan (OCP) and the 
Hillside-Quadra Neighbourhood Plan's Housing Opportunity Hillside-Quadra Neighbourhood Plan's Housing Opportunity 
and Special Planning Overlay designationsand Special Planning Overlay designations

•	•	Mid-rise buildings (5-6 storeys) Mid-rise buildings (5-6 storeys) 
•	•	3 taller buildings at 15 storeys, and 1 at 20 storeys3 taller buildings at 15 storeys, and 1 at 20 storeys

•	•	New Daycare New Daycare 
•	•	New and Expanded Resident Amenity Spaces New and Expanded Resident Amenity Spaces 

•	•	Evergreen PlazaEvergreen Plaza
•	•	Evergreen Park Evergreen Park 
•	•	The 'Loop' - a multi-use pathThe 'Loop' - a multi-use path
•	•	Dowler Lane: A Living Street  Dowler Lane: A Living Street  

•	•	Shared CourtyardsShared Courtyards
•	•	Shared RooftopsShared Rooftops
•	•	BalconiesBalconies
•	•	Ground Level PatiosGround Level Patios

•	•	First Phase, targeted construction start in 2025First Phase, targeted construction start in 2025

+/-900 Non-Market and Market 
Rate Rental Housing Units

Tenant Assistance

FSR 2.5:1

Building Form 

Neighbourhood Features

Public Open Space

Resident Open Space

Timing

Proposed Rezoning

Above: Conceptual illustrations by DAU StudioAbove: Conceptual illustrations by DAU Studio

letstalkhousingbc.ca/victoria-evergreen-terrace
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Executive Summary

BLANSHARD STREET

BLANSHARD STREET  

HILLSIDE AVENUE

HILLSIDE AVENUE

BC Housing is proud to submit for review this 
application to update the Municipal Zoning 
Bylaw of the 7.8 acre Evergreen Terrace site. 
The rationale, planning and urban design 
supporting this application is the culmination 
of considered planning begun in early 
2022. The intention of this comprehensive 
urban design plan is to guide the phased 
redevelopment of housing and spaces that 
are near the end of their functional life, 
into a more diverse and integrated urban 
neighbourhood, west of the Quadra Village.

Intention and Vision: Re-Imagining 
Evergreen
The Future Evergreen implies positive 
and hopeful growth and renewal. Located 
near the heart of the Quadra Village, and 
an emerging midtown district in Victoria, 
a renewed Evergreen will provide new 
housing for present and future residents 
as well as robust urban infrastructure and 
improvements to livability in the Quadra West 
neighbourhood. 

The intention of this urban redevelopment 
is to provide a setting where an increased 
residential population of Evergreen can better 
connect with and grow deeper roots in an 
inclusive community. It is intended to become 
an active heterogeneous place that will 
house a larger diverse population integrated 
with support uses and ample outdoor spaces, 
on and off the site.

The Guiding Vision:
Evergreen is a diverse, accessible, and 
sustainable mixed-income neighbourhood 
that provides a range of housing options for 
people of all ages and backgrounds, and is 
connected to, and forms an integral part of 
the city.

Future Evergreen has been planned 
holistically, intended to be relevant to and 
engaged with area residents and community 
stakeholders. The comprehensive urban 
design plan is the result of a humanistic 
collaboration with tenants and the local 
community. The plan strives for new levels 
of sustainability and balances the economic, 
environmental, and social parameters of 
current and future populations. It has been 
informed by a multidisciplinary creative and 
technical team, assigned to obtain the best 
long-term results for the Evergreen lands and 
the host neighbourhood, in the service of its 
residents - present and future.

The goal has been to arrive at an evergreen 
solution: an inspired comprehensive plan that 
reflects peoples' needs, offers a renewal of 
inclusive housing and integrated urban uses, 
and makes provision for a more sustainable 
future.

Need and Capacity: A fundamental 
rationale for redevelopment
The existing buildings at Evergreen Terrace 
were completed in 1970 and, even with 
regular maintenance and major renovation 
work, the buildings have reached the end of 
their useful and economic life.  It has been 
determined that replacement is not only 
more economical than continued repair, but 
that the capacity of the land is significantly 
larger and therefore can help address the 
increasing need for urban housing in Victoria.

All existing homes will be replaced:
BC Housing’s Evergreen Terrace now 
accommodates 196 homes, including 175 
social housing townhouse and apartment 
units and 21 supportive housing units in 
the temporary, modular Spaken House, 
operated by the Aboriginal Coalition to End 
Homelessness. All the existing units will 
be replaced, and current tenants will be 
supported by BC Housing throughout the 
redevelopment process. 

Future Evergreen achieves a net increase 
in housing: 
Redevelopment includes approximately 
900 non-market and market rate rental 
units, including replacement of 196 existing 
affordable homes. This redevelopment is an 
opportunity to optimize the potential of the 
site and its location to achieve over 700 more 
units of needed housing in the Capital region. 
Through phased redevelopment, BC Housing 
intends to retain ownership of the land and 
achieve new housing through partnerships 
with other non-profit and market housing 
providers.

Wark Street Park

Evergreen Terrace, 2022
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The proposal aligns with City policy:
It has been guided by, among other City 
planning documents, the Official Community 
Plan (OCP) and the 2022 Hillside-Quadra 
Neighbourhood Plan (HQNP). The OCP 
and HQNP designate the Evergreen site as 
a Housing Opportunity Urban Place. This 
indentifies primarily multi-unit residential 
uses in low and midrise apartment building 
forms. Densities envisioned for the Housing 
Opportunity areas range from 1.2:1 FSR 
up to 2.5:1 FSR, where substantial public 
benefits consistent with the objectives of the 
OCP are provided. 

The HQNP also designates the site as 
a Special Planning Area. During the 
City of Victoria’s Villages and Corridors 
planning process, the Evergreen site was 
recognized as a focus of renewal through 
a comprehensive planning process. 
To that end, a set of detailed principles 
and directives were prepared through 
community engagement to help inform the 
redevelopment planning process. While the 
Evergreen site is designated as Housing 
Opportunity with Floor Space Ratios of 
approximately 2.5:1 FSR and heights of 
generally 4-6 storeys, the applicable Special 
Planning Overlay (SPO) suggests uses, 
heights, and densities on the site be informed 
by a Comprehensive Urban Planning process 
that would adhere to the intentions and 
principles identified in that general plan. The 
SPO acknowledges that greater heights and 
densities may be required to follow these 
principles, especially those concerning 
affordability, open spaces and amenities to 
augment current and satisfy future demand. 

This rezoning application is the outcome 
of a comprehensive planning process as 
envisioned in the Special Planning Overlay. It 
proposes a density of 2.5:1 FSR, and building 
heights from 6 to 20 storeys, consistent with 
the SPO, achieving a complement of resident 
and public open spaces that integrate the site 
with the neighbourhood.  A summary of all 
City policies guiding this proposal is included 
in this application book.

All existing tenants will be supported:
Tenant and community engagement was the 
foundation of the comprehensive planning 
process for this plan. Following BC Housing’s 
Tenants First policy, engagement with people 
currently living at Evergreen occurred prior 
to broader community and stakeholder 
engagement. Existing tenants will continue 
to live in their homes during the planning 
and approvals process. The redevelopment 
construction phases will occur only after the 
affected tenants are re-housed. Tenants will 
be supported by BC Housing at every stage 
to minimize disruption for everyone. As each 
phase of construction is completed, current 
tenants and Spaken House Family Members 
will be offered new homes first, which reflect 
their existing rental arrangement structure, 
unless their income or household size 
has changed. BC Housing will prepare an 
individual Tenant Support Plan, in compliance 
with the City’s Tenant Assistance Policy 
described in further detail in the application.

Tenant and community engagement has 
shaped the plan:
The approach has been to listen and to 
learn from the people of Evergreen and 
the surrounding neighbourhood, so that 
the design solution is a realization of the 
community’s preferences, needs and values 
into an imaginative and practical plan. 

Through outreach and engagement efforts, 
the Songhees and Esquimalt Nations, the 
descendants of the Lekwungen People on 
whose territory Evergreen Terrace is located, 
have been invited to co-create opportunities 
for both Nations to participate in and inform 
the redevelopment planning of Evergreen.  

The Aboriginal Coalition to End 
Homelessness (ACEH) is directly involved in 
the project planning as operator of the on-site 
supportive housing, SpeqƏȠéutxw (Spaken) 
House. The project team has been working 
directly with ACEH, and Spaken House staff 
and clients/ Family Members.

The engagement-informed vision and guiding 
principles employ a three-phase method:

Let’s Envision It Together, 2022 - 2023
Phase 1 of the planning process included 
tenant, First Nations and key stakeholders 
engagement, to inform the design team 
during the exploration of the site’s potential 
as well as to envision and explore 
redevelopment options.

Let’s Plan It Together, 2023 - 2024
Phase 2 included broader community 
meetings, submitting this Rezoning  
Application to the City of Victoria and 
advancing the application through the 
municipal approvals process. Phase 2 could 
take between 12 and 18 months to complete.

Let’s Build It together, 2025 +
Phase 3 involves the redevelopment of 
Evergreen based on the final approved plan. 
After completion of the planning and overall 
Zoning and Development Planning process, 
redevelopment is likely to take place in 
phases over time, and could begin in 2025. 
Build-out of the plan could occur over a span 
of 10 to 20 years.

A summary of tenant and community 
engagement activities is included in Section 
3.

Executive Summary (cont.)
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The Comprehensive Urban Design Plan 
for Future Evergreen:
Based on a deep understanding of the site 
and its context, the plan considers and 
was shaped by the needs of its future and 
current residents as well as the aspirations 
of the surrounding community, as articulated 
in the OCP and HQNP and through direct 
community input. The site planning priorities 
were to:

•	Recognize, interpret and honour pre and 
post-colonial human and natural histories

•	Retain viable trees and plant many more
•	Improve existing, and make new 

neighbourhood connections
•	Create a safe, all-ages recreational circuit 

path
•	Make a variety of public outdoor spaces
•	Make defined, secure private outdoor 

spaces
•	Visually connect buildings and spaces with 

streetscapes
•	Mitigate stormwater and micro-climate 

impacts using integrated green methods

The site plan framework is shaped by the 
pathway and open space network, and 
an ambitious urban tree canopy strategy. 
Building locations and relative positioning 
has been composed following best urban 
design principles and practices, including: 
a balance of views, sunlight, and shade 
between buildings, and for all apartment 
windows; maximizing space for landscaping 
and new trees, recreation spaces, private 
outdoor patios and balconies, and secure 
play spaces, on the ground and on available 
roof tops; making safe pedestrian and 
cycling connections within the site and into 
the adjoining neighbourhood; minimizing the 
negative impacts of vehicles and traffic by 
calming the adjacent streets and locating 
parking underground. The strategic siting of 
taller buildings provides ample spacing and 
a formal visual rhythm for the site. The tall 
structures frame key corners of the property 
and take advantage of the spacial aspect 
of the intersections. The plan is for ground-
oriented units to be located at the ground 
level of all multi-storey buildings.

Executive Summary (cont.)

Redevelopment offers broad social, 
economic and sustainability benefits: 
Planning for the redevelopment of the 
Evergreen Terrace site has been underway 
for many years. The existing buildings 
accommodate cherished social and supportive 
housing units, which will be replaced. 
New units will meet contemporary building 
standards and will follow BC Housing’s 
guidelines, providing enhanced acoustic 
separation, accessibility, livability, and 
functional layout for existing and new tenants. 
Additionally, the new buildings will have 
resident common areas for social gathering 
and to support social connections. A new, 
larger central amenity area will be developed 
to serve the Evergreen community as a whole, 
with envisioned space for programs and 
activities, a shared kitchen and meeting rooms.

Expanding the range of housing at Evergreen 
to include non-market and market rate rental 
homes provides social benefits that can help 
knit the new development together with the 
broader community. Through thoughtful site 
layout and design, the plan includes new 

physical connections to the surrounding 
neighbourhood, new housing for a range of 
incomes, ages, traditional and non-traditional 
families and lifestyles, and the provision of 
some commercial or community serving uses 
that would draw residents from throughout 
the area. The result is a more balanced and 
complete setting that contributes to the vibrant 
Quadra West neighbourhood.

It is important to remember when looking at 
such a long-term plan that, over time, it is 
anticipated that the surrounding properties 
will also be redeveloped in accordance with 
municipal policies. The phased construction 
of the Evergreen’s five sub-areas will 
grow organically along with the entire 
neighbourhood, guided by the BC Housing 
mandates, the proposed Municipal Zoning 
Bylaw, and this Comprehensive Urban Design 
Plan.  

Financial analysis of the concept plan options 
helped arrive at a preferred plan that can 
support replacing of the existing homes 
and building mixed-income housing to meet 
additional needs.
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Redevelopment of Evergreen envisions a more 
sustainable future and supports provincial 
climate goals to actively contribute to low-
carbon, healthy and future-proof housing. 
Replacing buildings that are close to the end of 
their design lifespans, with new buildings that 
will be designed and constructed to current 
best practice standards of energy efficiency, 
resiliency and accessibility offers greater 
sustainability.

The site offers inherent sustainability, being 
proximate to: public transit and linked by active 
modes of transportation; local shops and 
services; and neighbourhood parks and open 
spaces. The site is within a 15-minute walk 
of both the Quadra and Humber Green large 
urban villages and redevelopment will enhance 
connectivity. 

At this rezoning stage, the application 
establishes the proposed uses and density of 
development for the re-imagined Evergreen. 
Full building and site designs are to follow in 
subsequent Development Permit applications 
for each phase, and will detail each building 
and their respective sustainability features, as 
described in this document.

Phased Redevelopment: 
The comprehensive planning process for 
Evergreen is a multi-phase initiative to 
guide redevelopment over time. This plan 
identifies the overall design and development 
approach, including recommended land 
uses, building forms, open spaces, 
amenities, transportation, and site servicing 
requirements that together reflect a vision for
a renewed Evergreen site.

A phasing strategy will minimize the impacts 
on existing tenants and site operations, while 
allowing the option for tenants to remain 
on site. With the completion of a phase 
of development, any tenants temporarily 
displaced will be offered a new home to 
return to. 

Subject to the successful rezoning, the first 
phase of development could start in 2025, 
with full build out over 10 to 20 years.

DAUDAUSTUDIOSTUDIO
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City of Victoria Map
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1 | Project Description
The Evergreen Terrace Site

Evergreen Terrace (name of existing housing 
development) is located in the Hillside-Quadra 
neighbourhood in Victoria, BC, which is a 
5-minute drive or 20-minute walk north of 
downtown Victoria along Blanshard Street, a 
north-south vehicular thoroughfare also known	
as Highway 17. The Evergreen site area totals 
31,618 m2 (340,334 sq.ft. or 7.81 acres).	
The site is long and rectangular with a western 
frontage of 346 metres (1,135 feet) along 
Blanshard Street. The northern edge of the 
site fronts Hillside Avenue with a width of 
approximately 91 metres (299 feet); the southern 
edge fronts onto Bay Street with a width of 96 
metres (314 feet).

The site is bisected west - east by a pedestrian/
cycling path that connects Kings Road on either 
side of Blanshard Street. A portion of the site 
is reserved for public access to the pedestrian/
cycling path through a statutory right of way held 
by the City of Victoria. 

The site contains 23 residential buildings and 
1 amenity building, from an original total of 
184 apartments and townhouses for families 
and seniors. The project had eighteen 2-storey 
townhouse blocks and five low-rise (3-4 

Downtown

Victoria 
West 

Hillside/
Quadra

Burnside Oaklands

Harris 
Green

Fernwood

Rockland

N. Jubilee

S. Jubilee

Gonzales

Fairfield

James Bay

Oak BayEsquimalt

Saanich

N

Oak Bay

storey) walk-up apartment buildings. Several 
townhouse units along Hillside were lost to the 
November 2016 fire and have been replaced by 
Spaken House, a temporary, modular housing 
development accommodating 21 supportive 
housing units for indigenous women, operated 
by the Aboriginal Coalition to End Homelessness 
(ACEH). 

Full redevelopment of the Evergreen site 
is anticipated, however, the phasing and 
sequencing plan will consider the potential to 
enable some buildings to remain in place while 
new buildings are constructed, minimizing 
disruption and displacement of existing 
tenants. In the long term, a permanent location 
for the replacement of Spaken House will 
be accommodated within the redeveloped 
Evergreen site, and the modular housing can be 
redeployed to a future site. 

All existing buildings are wood frame structures. 
Original construction was completed in 1970 
and despite regular maintenance and major 
renovation work, the buildings have reached the 
end of their economic life where replacement is 
more economical than continued repair.	

2021 photo of Evergreen Terrace and surrounds

Spaken House

Evergreen Terrace apartment building Evergreen Terrace townhouses

N

North 
Park

City of Victoria Neighbourhood Boundaries

BayBay

Blanshard
Blanshard

HillsideHillside

Kings Kings 
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BC Housing Redevelopment Project Objectives: 

1 | Project Description (cont.)

Existing Housing Spectrum at Evergreen Terrace:

Social Housing Replacement
(low incomes)

Housing with Supports
Temporary housing for 
women and children at 

Spaken House

� � � � � � � � � � � � � � � � �

Let’s Imagine It Together

� � � � � � � � � � � � � � � � �

Let’s Plan It Together

� � � � � � � � � � � � � � � � �

Let’s Build It Together

When construction is complete, the site will have more 
housing than it does now. Phase one of the planning 
process will consider the current and future affordable 
housing needs in the community. At a minimum, we will 
replace the existing number of homes.

Will there continue to be BC Housing building managers 
on site at Evergreen Terrace?

Yes.

Does BC Housing intend to increase the number of 
supportive housing units in the new Evergreen Terrace 
residential development?

It is too early to know at this stage. BC Housing will be 
working with stakeholders to understand housing 
needs and the capacity of the Evergreen Terrace site to 
accommodate a range of housing options.

BC Housing has a mandate to respond to the full housing 
spectrum. Redeveloping and creating new below-market 
housing and purpose-built, market rate rental housing is 
one of the ways BC Housing is delivering safe and affordable 
homes for people with a range of incomes. 

Evergreen Terrace is one of these redevelopment 
opportunities that will carry forward BC Housing’s 
commitment to building and maintaining low-income 
housing for individuals and families through the creation 
of an includsive, mixed-income housing development.

How many new homes will be built?

What type of housing?

Evergreen Terrace 
Possible Housing Spectrum

Social Housing Replacement
(low incomes)

Market Rate Rental
(middle incomes)

Non-Market Affordable Rental
(moderate to middle incomes)

Housing with Supports
*Limited to the replacement of

temporary housing for women and 
children at Spaken House

21
existing

units

175 
existing 

units

� � � � � � � � � � � � � � � � �

Let’s Imagine It Together

� � � � � � � � � � � � � � � � �

Let’s Plan It Together

� � � � � � � � � � � � � � � � �

Let’s Build It Together

When construction is complete, the site will have more 
housing than it does now. Phase one of the planning 
process will consider the current and future affordable 
housing needs in the community. At a minimum, we will 
replace the existing number of homes.

Will there continue to be BC Housing building managers 
on site at Evergreen Terrace?

Yes.

Does BC Housing intend to increase the number of 
supportive housing units in the new Evergreen Terrace 
residential development?

It is too early to know at this stage. BC Housing will be 
working with stakeholders to understand housing 
needs and the capacity of the Evergreen Terrace site to 
accommodate a range of housing options.

BC Housing has a mandate to respond to the full housing 
spectrum. Redeveloping and creating new below-market 
housing and purpose-built, market rate rental housing is 
one of the ways BC Housing is delivering safe and affordable 
homes for people with a range of incomes. 

Evergreen Terrace is one of these redevelopment 
opportunities that will carry forward BC Housing’s 
commitment to building and maintaining low-income 
housing for individuals and families through the creation 
of an includsive, mixed-income housing development.

How many new homes will be built?

What type of housing?

Evergreen Terrace 
Possible Housing Spectrum

Social Housing Replacement
(low incomes)

Market Rate Rental
(middle incomes)

Non-Market Affordable Rental
(moderate to middle incomes)

Housing with Supports
*Limited to the replacement of

temporary housing for women and 
children at Spaken House

1.	 Adhere to development best practices that integrate non-market and 
market housing as well as affordability and ecological considerations 
into a vibrant mixed-use neighbourhood.  

2.	 Maximize the opportunities associated with the site and its proximity to 
amenities.

3.	 Integrate land uses in stages to be sequenced over time, based on BC 
Housing program needs. 

4.	 Consider current residents first at all key stages of the redevelopment 
process.  

5.	 Reinstate, at a minimum, the current number of affordable housing 
units.  

6.	 Reinvest value realized from the redevelopment into affordable 
housing programs in B.C.  

7.	 Improve quality of affordable housing to reduce operational costs and 
better use public funds.  

8.	 Engage and collaborate with First Nations to explore opportunities 
for involvement in the redevelopment, and to advance BC Housing’s 
reconciliation work.

Existing Buildings

Blanshard

King
s

Bay

Hillside

N

196 
Units

Replacement Units

The site currently has 175 affordable 
homes as well as 21 supportive homes. BC 
Housing plans to replace the aging buildings 
with better-quality, more liveable and more 
sustainable homes that will serve Evergreen 
Terrace tenants for decades to come. 
Redeveloping Evergreen will also allow for 
the development of many more homes on 
the site, providing much needed housing in 
Victoria.

It is important to note, that while actively 
planning for their redevelopment, BC 
Housing continues to maintain and service 
the existing buildings to allow them to 
provide continuity of housing until they are 
replaced.

Replacement of the existing homes at 
Evergreen Terrace is a priority of the project. 
BC Housing’s Redevelopment Program 
commitments are for a 1:1 replacement of 
the existing low-income units. At a minimum, 
the project will achieve replacement of 
the existing 196 affordable and supportive 
housing units. These replacement affordable 
homes have the lowest rents and cannot 
support mortgages so they will require a 
100% capital cash contribution from BC 
Housing (along with annual operating 
subsidies). There is potential to offset costs 
with the addition of new mixed-income 
housing.
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1 | Project Description (cont.)

Future Housing Spectrum at Evergreen:

Non-Market Affordable Rental
(moderate to middle incomes)

Market Rate Rental
(middle incomes)

Social Housing Replacement
(low incomes)

Housing with Supports
Temporary housing for 
women and children at 

Spaken House

� � � � � � � � � � � � � � � � �

Let’s Imagine It Together

� � � � � � � � � � � � � � � � �

Let’s Plan It Together

� � � � � � � � � � � � � � � � �

Let’s Build It Together

When construction is complete, the site will have more 
housing than it does now. Phase one of the planning 
process will consider the current and future affordable 
housing needs in the community. At a minimum, we will 
replace the existing number of homes.

Will there continue to be BC Housing building managers 
on site at Evergreen Terrace?

Yes.

Does BC Housing intend to increase the number of 
supportive housing units in the new Evergreen Terrace 
residential development?

It is too early to know at this stage. BC Housing will be 
working with stakeholders to understand housing 
needs and the capacity of the Evergreen Terrace site to 
accommodate a range of housing options.

BC Housing has a mandate to respond to the full housing 
spectrum. Redeveloping and creating new below-market 
housing and purpose-built, market rate rental housing is 
one of the ways BC Housing is delivering safe and affordable 
homes for people with a range of incomes. 

Evergreen Terrace is one of these redevelopment 
opportunities that will carry forward BC Housing’s 
commitment to building and maintaining low-income 
housing for individuals and families through the creation 
of an includsive, mixed-income housing development.

How many new homes will be built?

What type of housing?

Evergreen Terrace 
Possible Housing Spectrum

Social Housing Replacement
(low incomes)

Market Rate Rental
(middle incomes)

Non-Market Affordable Rental
(moderate to middle incomes)

Housing with Supports
*Limited to the replacement of

temporary housing for women and 
children at Spaken House

21
replacement 

units

175 
replacement

units

+

+/- 700
additional

units

Net New Units
At full build-out, Evergreen has the potential 
to accommodate approximately 900 homes. In 
addition to replacing the 196 existing units, the 
redevelopment will result in the potential for over 
700 net new non-market and market rate rental 
housing units.
It is anticipated that the phased redevelopment 
will include studio, 1-bedroom, 2-bedroom and 3+ 
bedroom units suited to families. The total number 
of new homes at Evergreen will depend on the 
types of units to be built. For example, creating 
more larger (multi-bedroom) units means a lower 
overall number of new homes, and building more 
smaller units means a higher overall number of 
new homes.

Mixed-Income Neighbourhood
Through phased redevelopment, BC Housing 
intends to retain ownership of the land and 
achieve new housing through partnerships with 
other non-profit and market housing providers.  
The housing mix and levels of affordability are 
envisioned to span the housing spectrum, up 
to low end of market rate rental. The majority 
of the net new units are expected to provide 
non-market affordable rental and market rate 
rental, meeting the needs of moderate to middle 
incomes. These types of new homes have the 
potential to generate net operating income and 
can fund mortgages, requiring less up-front capital 
contribution. The inclusion of market rate rental 
housing can help diversify the housing supply 
while also potentially cross-subsidizing below-
market housing homes. 

BC Housing works to develop a range of housing 
options. This project aims to integrate non-market 
and market rate rental housing to achieve a viable 
and diverse mixed income neighbourhood. The 
affordability of housing is influenced by a number 

of factors that affect each phase of development, 
including construction costs, housing needs and 
the potential for partnerships with other levels of 
government and non-profit organizations. There 
is the potential for public-private partnerships 
to consider long-term leases in the delivery of 
housing at Evergreen. 

Time is another factor influencing the affordability 
of housing over its lifespan. Maintaining long-term 
provincial government ownership of the land is 
an important factor in achieving affordability over 
time. 

Time

R
en

t $

Non-market Rent

Market Rent
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1 | Project Description (cont.)

Tenant Support 

BC Housing is committed to an inclusive, 
tenant-first approach to this redevelopment 
project. Existing Evergreen Terrace tenants, 
Spaken House Family Members, and the 
surrounding Hillside-Quadra community have 
participated in the planning process. 

During the first phases of this project, we 
hosted numerous engagement activities 
with Evergreen Terrace tenants and the 
surrounding community. These included 
in-person events, meetings, surveys and 
newsletters. Thanks to the input we received, 
we were able to create a strong vision and 
set of guiding principles for the project. We 
also created a Tenant Advisory Group (TAG) 
and have continued to share updates with 
tenants, community groups and local First 
Nations. 

BC Housing aims to minimize disruptions 
and allow tenants and Spaken House 
Family Members to stay in their homes 
for as long as possible providing it is safe 
to do so. Should tenants need to move to 
accommodate the phased development, BC 
Housing will work with each tenant to make 
sure they have access to secure housing and 
their needs are met throughout planning and 
redevelopment. 

A comprehensive Tenant Assistance Plan has 
been developed and will continue to guide 
the rezoning and development processes.

Our Commitments
Evergreen Terrace Redevelopment 
We are sharing these commitments as a reminder of your rights as a tenant. They are intended to protect you during the 
redevelopment project and are in line with the City of Victoriaʼs Tenant Assistance Policy for Non-Market Rental Housing 
Development. YYoouu  wwiillll  nnoott  bbee  wwiitthhoouutt  aa  hhoommee  oorr  ssuuppppoorrtt  ffrroomm  BBCC  HHoouussiinngg  aatt  aannyy  ssttaaggee  ooff  tthhiiss  rreeddeevveellooppmmeenntt  pprroojjeecctt..

LLiimmiittiinngg  DDiissrruuppttiioonn

OOnnggooiinngg  
CCoommmmuunniiccaattiioonn

IInnddiivviidduuaall  TTeennaanntt  
SSuuppppoorrtt  PPllaannss

RRiigghhtt  ooff  FFiirrsstt  RReeffuussaall

MMoovviinngg  aanndd  
CCoommppeennssaattiioonn

MMaaiinnttaaiinniinngg  
AAffffoorrddaabbiilliittyy

AAddddiittiioonnaall  NNeeeeddss

● As much as possible, you will be able to stay in your current home until your new home at
Evergreen Terrace is completed.

● We will provide you with regular progress updates.
● We will seek your input at each step of the process.
● We will host meetings with tenants to answer questions.
● We will develop Tenant Relocation Plans that provide clear information.

● We will work with each tenant to make sure you have access to secure housing and your needs are
met throughout planning and redevelopment.

● An individual tenant relocation and support plan will be developed for every tenant.

● Tenants will get to choose whether they want to move into a new home at Evergreen Terrace before
anyone else.

● We will assign new homes through a fair process. Homes will be assigned based on household
need, need for adaptable or wheelchair units and similar considerations.

● If tenants donʼt want to move into a new unit at Evergreen Terrace, we will make every effort to help
secure a relocation option that suits their needs.

● We will pay for your moving costs, including reconnecting utilities (telephone, cable, etc.) and hiring
movers.

● When a tenant is returning to a new home at Evergreen Terrace, moving expenses will be paid for
both the move out and return to Evergreen Terrace.

● We will provide continuity of housing for all tenants at your current rental rates, unless income or
family size has changed.

● When you move into your new home you will continue to pay the same rent unless your income or
family size has changed.

● Before you move, we will send you a Tenant Needs Survey. The survey will help us understand your
specific needs.

● A tenant support worker will meet with you to provide support.
● We will work with health, family, and other support workers to address your specific needs.
● You will be able to have a pet. BC Housing pet rules will apply in new buildings.

You can read the City of Victoriaʼs complete Tenant Assistance Policy online at:
https://www.victoria.ca/assets/Departments/Planning~Development/Community~Planning/Housing~Strategy/Tenant%20A 
ssistance%20Policy%20Feb2022.pdf

You can read the City of Victoriaʼs Tenant Assistance Guide online at:
https://www.victoria.ca/assets/Departments/Planning~Development/Community~Planning/Housing~Strategy/Tenant%20R 
elocation%20Guide.pdf

You can also find more information about your rights under the Residential Tenancy Act at:
http://www.rto.gov.bc.ca/.

Draft - September 2023
BC Housing Tenant Commitments, 2023

Quality and Livability 

Planning for the redevelopment of the 
Evergreen site has been underway for many 
years. The existing buildings accommodate 
cherished social and supportive housing 
units, which will be replaced. New units will 
meet contemporary building standards and 
will follow BC Housing’s guidelines, providing 
enhanced acoustic separation, accessibility, 
livability and functional layout for existing and 
new tenants.

The current form of development at 
Evergreen Terrace includes townhouse 
and walk-up apartment units. While the 
redeveloped Evergreen will prioritize the 
creation of ground-oriented units, it is not 
possible for all of the existing tenants of 
townhouse units to be offered a replacement 
ground floor unit. Rather, replacement 
housing will be provided to meet tenants’ 
needs (i.e. a 3-bedroom unit will be replaced 
with a 3-bedroom unit), unless family size 
has changed.

Spaken House is currently operating within 
a temporary, modular building and will be 
accommodated in a new building, co-located 
with other housing units, in the redeveloped 
Evergreen. Considerations for accessibility, 
privacy, access and outdoor spaces will be 
advanced at the detailed design stage.
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Neighbourhood Context

Evergreen is part of a diverse neighbourhood 
located close to social amenities, shops and 
services along Blanshard Street and within the 
area known as the Quadra Village. 

Along the northeastern corner of the Evergreen 
site, at 955 Hillside Avenue, is the Summit 
at Quadra Village. This is an Island Health/
Capital Regional Hospital District (CRHD) 
long-term care facility with 320 beds, providing 
24-hour care for individuals with dementia and 
seniors with complex needs. The building was 
completed in January 2020 and was built to 
replace the aging Mt Tolmie Hospital and Oak 
Bay Lodge facilities. It will be operated by the 
Island Health Authority for 25 years.

Further south along the eastern edge of  
Evergreen is 950 Kings Road, a former School 
District 61 elementary school acquired by the 
Capital Regional District (CRD) as a site for 
future health care facilities. Its future use and 
development are of great interest to the local 
community. The green space at 950 Kings is 
an informal gathering and open space, with 
its proximity to the Quadra Village Community 
Centre (QVCC) and adjacent green spaces. 
The existing building hosts the rented Quadra 
Village Community Gym, used for events 
by neighbourhood groups, as a COVID-19 
vaccination centre as well as for Vancouver 
Island School of Art programs. Potential future 
use for the site at 950 Kings Road is uncertain, 
and continues to be a topic of interest and 
speculation. The community aspires toward 
continued public use of the property with the 
potential for the creation of a public green 
space, expanded community centre uses and 
a library branch, among other ideas. 

Hillside/Quadra
Neighbourhood

Burnside 
Neighbourhood

North Park North Park 
NeighbourhoodNeighbourhood

Victoria Child Care Victoria Child Care 
Resource and ReferralResource and Referral

Legend:
Recreation
Urban Village (per local area plan)
Park
DaycareD
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Across Blanshard Street to the west are 
two commercial shopping plazas: 2,400 m2 
(26,000	sq.ft.) Blanshard Centre	located	at Bay 
and Blanshard, and 3,700 m2 (39,900 sq.ft.) 
Blanshard Square, located at Hillside and 
Blanshard. These contain commercial-retail, 
restaurant and personal service businesses. 
The volume and speed of traffic on Blanshard 
Street has long been a hindrance to safe and 
convenient pedestrian access, but the recent 
addition of the mid-block controlled pedestrian 
crosswalk at Kings Road has improved 
the pedestrian and cyclist experience and 
connectivity across this busy arterial connector 
to the Patricia Bay Highway.

The neighbourhood is served by the 
commercial centre to the east, near the 
intersection of Hillside Avenue and Quadra 
Street known as Quadra Village.	This urban 
commercial node has a mix of retail, services 
and office facilities with a multi-cultural 'high-
street' character. 

Evergreen is within convenient walking 
distance of major multi-modal transportation 
networks including public transit. All municipal 
services are proximate to the site, including 
natural gas, electricity, water, sanitary and 
storm sewers, telecommunications, as well 
as public safety and emergency services. 
Community and private social programs are 
available within walking distance, including 
programming for seniors, youth and children at 
the corner of Kings Road and Dowler Place.

The site	 is located within School District	61.	
The elementary catchment school is Quadra 
Elementary (K-5) located 1.3km	to the north	
(about a 15 minutes walk). The catchment 
middle school is Lansdowne Middle School	
(6-8), located 3.1 km to the north-east and the 
high school is Victoria High (9-12), temporarily 
housed at the SJ Willis Education Centre while 
extensive renovations are undertaken at the 
Fernwood location 1.7km to the south-east.

Wark Street Park, with a playground and a 
community garden is located about 150 m 
from the site. Topaz Park, a city wide amenity 
with sports fields, an off leash dog area, 
washrooms, a playground and natural areas, 
is located 800 m north of Evergreen. A bike 
park and skate park are new additions to this 
city park.

The Summit

950 Kings Road

Quadra Village

Quadra Street at Kings Road

Blanshard Centre

Wark Street Park

Blanshard Square

2 | Site Context (continued)
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Legend:

Non-profit Organizations / Community Services
Arts and Cultural Organizations
Food and Beverage
Miscellaneous commercial

x

x

1.	 Dance Victoria/Suddenly Dance
2.	 Local Radio and Credit Union
3.	 Salvation Army Thrift Store
4.	 Local CUPE Office
5.	 Beacon Community Services
6.	 Victoria Academy of Ballet
7.	 Victoria/Swan Lake Community Office
8.	 Child-Find Victoria
9.	 Salvation Army Community and Family 

Services Centre
10.	Blue Bridge at the Roxy
11.	 Pharmacy/Post Office
12.	Grocery Store
13.	Lifetime Networks Victoria
14.	Victoria District School Board, Quadra 

Warehouse
15.	Beacon Thrift Shop
16.	Mental Health Recovery Partners, South 

Island

17.	Wark Street Commons Community 
Gardens and Park

18.	Quadra Village Community Centre
19.	950 Kings Road (currently in use as a 

Covid-19 testing and vaccination centre)
20.	The Summit, long term care home
21.	Middle House
22.	Armour Addiction Counselling Services
23.	Pharmacy
24.	Sports Field
25.	Pharmacy
26.	Long & McQuade Musical Instruments
27.	CBC Radio Victoria
28.	Tapestry Music
29.	The Federation of Community Social 

Services of BC
30.	Fire Station
31.	Fifty-fifty Arts Collective and Gallery
32.	Victoria Cool Aid Society Housing

F

C

Neighbourhood Amenities

Frequently used community services, and 
programs have been identified by the current 
residents of Evergreen Terrace and are included 
on the adjacent map. These include health, 
medical, and mental health clinics, as well as 
grocery stores, cafes, thrift shops, educational 
institutions, financial and postal services. The 
area also hosts seniors’ services, community 
arts/theatre, including the Dance Victoria Centre, 
and sports/recreation facilities, such as the 
Crystal Pool.
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3 | Process and Engagement
Planning Process

The rezoning application is the result of a 
comprehensive planning process for
Evergreen to guide the multi-phase 
redevelopment of the site over time. The plan 
identifies the overall design and development
approach, including land use, density, 
building heights, open spaces, amenities, 
transportation and site servicing 
requirements that together reflect a vision for 
a renewed Evergreen site.

The rezoning will establish the regulatory 
framework that will shape the design of the
development including the types and number
of homes, livability qualities per the BC
Housing Design and Construction Standards,
and the nature and design of open spaces, 
to be implemented in detail in subsequent 
Development Permit processes for each 
phase.

The planning work has result in an illustrated
vision of a future Evergreen.

Let’s Imagine It Together, 2022 - 2023
Phase 1 of the planning process included
engaging with tenants and key stakeholders,
to develop a vision and explore potential
redevelopment options.

Let’s Plan It Together, 2023 - 2024
Phase 2 has included meeting with the 
broader community, submitting this formal 
rezoning application to the City of Victoria 
and advancing the application through the
municipal approvals process. Phase 2 may
take between 12 and 18 months to complete.
Overall, the comprehensive planning process
may be complete and through the rezoning
process in 2024.

Let’s Build It together, 2025 +
Phase 3 involves the future redevelopment
of Evergreen based on the final approved 
plan. After completion of the planning 
process, redevelopment is likely to take place 
in phases over the following years, and could 
begin in 2025. Full build-out of the plan may 
span a 15-20 year timeframe.

Tenant & Community Engagement 

Tenant and community engagement has 
been at the foundation of the comprehensive
planning process. Following BC Housing’s 
tenants first approach, engagement with
tenants marked the start of the process, 
prior to broader community and stakeholder 
engagement. Existing tenants at Evergreen 
Terrace will not be without a home during the 
planning and redevelopment process, and 
will be supported by BC Housing at every 
stage. The goal is for tenants to be able to 
stay in their homes for as long as possible 
to minimize disruption for everyone. As a 
phase of construction is completed, current 
Evergreen Terrace tenants and Spaken 
House Family Members will be offered new 
homes first, which reflect their existing rental 
arrangement structure, unless their income 
or household size has changed. BC Housing 
will work with each tenant to prepare an 
individual Tenant Support Plan, as described 
in further details in the application materials.

The tenant and community engagement 
approach has been to listen to, and to learn 
from people residing at Evergreen Terrace 
and within the surrounding neighbourhood. 
Through this process, the ultimate design 
solution is intended to be a translation of the 
community’s hopes, needs and values into 
an imaginative, comprehensive and practical 
redevelopment plan. The following provides 
an overview of key engagement events and 
activities. 

Indigenous Engagement

BC Housing is developing a new approach 
to working with Indigenous communities 
and populations throughout the province. 
Through outreach and engagement efforts, 
the Songhees and Esquimalt Nations, the 
descendants of the Lekwungen People on 
whose territory Evergreen Terrace is located, 
have been invited to co-create opportunities 
for both Nations to participate in and inform 
the redevelopment planning of Evergreen. 

Introduction of the project to the Songhees 
Nation and the Esquimalt Nation marked 
the start of the redevelopment planning, 
with direct communications, meetings and 
collaborative presentations continuing as part 
of the ongoing engagement.

The Aboriginal Coalition to End 
Homelessness (ACEH) is a key organization 
that is directly included in the project 
with their supportive housing operation, 
SpeqƏȠéutxw (Spaken) House, currently 
situated on the Evergreen site. The project 
team has been working directly with ACEH, 
Spaken House staff and clients, known as 
Family Members, to help shape the plans for 
their future, permanent location within the 
redeveloped Evergreen site.

•	 Introduction of the project in January 2022
•	 Meetings, presentations, and information 

exchanges to representatives of the 
Songhees and Esquimalt Nations have 
been ongoing

•	 Meetings, presentations, and information 
exchanges to the Aboriginal Coalition to 
End Homelessness have been ongoing

Quadra Village Day 2022

Quadra Village Day 2023

Design Workshops 2023

Tenant Engagement Activities:

•	 Notification and Project Introductions | 
January 19, 2022

•	 Survey | March 16 - May 7, 2022
•	 Drop-In Engagement Event | April 30, 2022
•	 Advisory Group | ongoing bi-monthly 

meetings from Summer 2022 
•	 Design Workshop | March 14, 2023
•	 Tenant Event | September 27, 2023

Community Engagement Activities:

•	 Stakeholder Project Introductions | January 
2022

•	 Hillside-Quadra Neighbourhood Action 
Committee (NAC) Meeting | May 16, 2022; 
October 17, 2022; January 17, 2023 (NAC 
executive); April 17, 2023; September 7, 
2023 (NAC executive)

•	 Burnside Gorge Community Association 
Meeting | March 1, 2022

•	 Quadra Village Day | June 11, 2022; May 
13, 2023

•	 Community Survey | June 11, 2022
•	 North Park Neighbourhood Association 

(NPNA) Meeting | October 25, 2022
•	 Design Workshop | March 15, 2023
•	 Scheduled CALUC Community Meeting | 

November 7, 2023
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4 | Regulatory Context
Current Zoning

The Evergreen site is zoned R3- 2, Multiple 
Dwelling District, which permits multiple-unit 
dwellings. The property could be developed 
up to a Floor Space Ratio (FSR) of 1.6:1 
and up to 6 storeys in height, subject to site 
coverage and enclosed parking requirements. 
The current zoning allows only one multi-unit 
residential building per lot, and the existing 
multi-building Evergreen Terrace development 
is considered legal non-conforming.

Official Community Plan	
			 
As part of the Villages and Corridors 
neighbourhood planning process by the 
City of Victoria, the OCP designation for the 
Evergreen site was amended in July 2022 
to the new Housing Opportunity urban place 
designation.

Housing Opportunity consists primarily of multi-
unit residential in low and mid-rise apartment 
forms, with a public realm character similar to 
Urban Residential. Densities envisioned for 
the Housing Opportunity areas range from 
1.2:1 FSR up to 2.5:1 FSR, where substantial 
public benefit is provided consistent with the 
objectives of the OCP.

At higher densities, Housing Opportunity areas 
are envisioned to accommodate primarily 
secured rental housing and provide public 
benefit, including on-site, non-market and 
affordable rental where possible. Limited 
mixed use may be considered where the use 
provides community benefit and contributes 
to the overall objectives of this plan.  All forms 
should adhere to good urban design principles, 
consistent with the City’s design guidance, 
and should be responsive to the existing and 
envisioned context of the surrounding area.

The City of Victoria’s Design Guidelines 
- Multi-Unit Residential, Commercial and 
Industrial Development were also updated in 
July 2022 following the neighbourhood plan 
update and apply to the site. The guidelines 
are intended to encourage high quality design 
that enhances neighbourliness and public 
vitality and creates a good fit with the existing 
neighbourhood.

Official Community Plan | CITY OF VICTORIA42
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SECTION 6:  LAND MANAGEMENT AND DEVELOPMENT

HOUSING OPPORTUNITY AREAS

6.18   Housing Opportunity consists primarily of multi-unit residential in 
low and mid-rise apartment forms, with a public realm character 
similar to Urban Residential. At higher densities, Housing Opportunity 
areas are envisioned to accommodate primarily secured rental
housing and provide public benefit, including through amenity 
contribution and on-site, non-market and affordable rental where 
possible. Mixed uses in select locations as described in this plan or 
other City policy.

A. Built Form

Low- and mid-rise multi-unit buildings.

Heights may generally range from three to six storeys depending on 
site conditions and the existing and envisioned context of the area.

B. Uses

• Primarily residential and accessory residential.

• Mixed-use residential-commercial may be considered in areas that 
support the growth management concept and mobility objectives 
in this plan, such as along transit priority corridors, or as otherwise 
identified in City policy, including local area plans.

• Home occupations.

C. Density Guidance  

Low to medium residential (base of approximately 1.2:1 FSR). 

Additional density may be considered where public benefit is provided  
consistent with the objectives of this plan and other City policies, 
including local area plans (of approximately 2:1 FSR). 

Additional density above 2:1 FSR may be considered for projects 
where substantial public benefit is provided consistent with the 
objectives of this plan and other City policies, such as secured rental 
projects with additional public benefit (max of approximately 2.5:1 
FSR). 

Urban Place Designation Guidance
Housing Opportunity
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4 | Regulatory Context (continued)

Hillside-Quadra Neighbourhood Plan 

The Hillside-Quadra Neighbourhood Plan, 
2022 designates the site as a Housing 
Opportunity Area and a Special Planning 
Area. During the development of the 
updated plan through the City of Victoria’s 
Villages and Corridors planning process, 
it was recognized that the Evergreen site 
was to be the focus of renewal through a 
comprehensive planning process. A set 
of detailed principles and directions were 
prepared through community engagement 
and review to help guide the redevelopment 
planning and form the new policy context 
shaping this planning process.

Future Land Use Summary, draft Hillside-Quadra Neighbourhood Plan

2.13 Intent and Principles for Evergreen 
Terrace: 
The following principles should guide the 
creation of the MDA and redevelopment at 
this site:

Intent and First Principles
While the Evergreen Terrace site 
is designated Housing Opportunity 
(envisioning residential densities of 
approximately 2.5:1 FSR and heights 
of generally 4-6 storeys), the Special 
Planning Overlay in this plan signifies that 
the ultimate uses, heights, and densities 
on the site should be informed by a 
comprehensive planning process as well 
as the principles noted here. The Special 
Planning Overlay further acknowledges 
that greater heights and densities may 
be required to meet these principles, 
specifically affordability of net new units 
on-site and expanded community spaces to 
address current and future demand as the 
area redevelops. 
The site is substantial in size and significant 
to the Hillside-Quadra community. Plans 
should consider, as a first principle, 
a variety of ways to knit any new 
development together with the broader 
community, including through thoughtful site 
layout and design, physical connections, 
housing for a range of incomes, ages, and 
lifestyles, and the provision of commercial 
or community serving uses that would draw 
residents from throughout the area.
Given the potential impact of 
redevelopment, engagement should include 
involvement with the broader community, 
including meaningful engagement with 
Indigenous community members.

Housing Principles
Recognizing that the site currently provides 
valuable, affordable housing to over 160 
households, the opportunity of the site 
to achieve housing objectives, and the 
anticipated impact of redevelopment on 
community service needs, consider the 
following housing principles:

» Seek to provide opportunities for 
residents to be re-housed, on-site if they 
desire, with minimal disruption.
» Seek to, at a minimum, retain the 
current floor space and number of non-
market housing units, without diminishing 
the ability to serve very low to moderate 
income households.
» Seek to deliver a minimum of 400-500 
net new non-market housing units. Within 
those net new units, provide diverse 
affordability for people with very low, low, 
and median incomes in accordance with 
the Victoria Housing Strategy. [See note 1]
» Consider opportunities for market rental 
housing to fund amenity contributions 
toward identified community space 
needs for the area (e.g., an expanded 
Quadra Village Community Centre), and 
to contribute to the creation of a diverse 
community (see also principles under Co-
location and Partnership below).
» Seek a thoughtful and equitable spatial 
distribution of non-market, below market, 
and market units in different buildings and 
locations on the site to avoid segregation 
of households by income and location.
» Seek to create a mix of housing units 
that can accommodate household types 
that are currently under-served by the 
market, such as family-friendly units with 2 
and 3 bedrooms (and as further described 
in policy 6.7), accessible units, and units 
with lock-off suites or other features that 
can serve a range of household sizes, 
needs, and lifestyles.
» When considering operational models 
for new buildings on the site, explore 
opportunities to incorporate cooperative 
housing, coordinating with other agencies 
and organizations as appropriate.Boxed text has been extracted from the 

Hillside-Quadra Neighbourhood Plan, 2022

In general, the proposal is in 
alignment with the Hillside-Quadra 
Neighbourhood Plan principles 
(adjacent). 

The principles that have been 
considered in the rezoning 
application are noted with a 
green check mark. Many of 
these principles will be more fully 
explored at the Development 
Permit stage.

Other principles require continued 
discussion and collaboration with 
the City of Victoria and/or other 
partners. These are indicated with 
blue arrows. 

While the Evergreen site is designated 
Housing Opportunity (envisioning residential 
densities of approximately 2.5:1 FSR and 
heights of generally 4-6 storeys), the Special 
Planning Overlay of the Hillside-Quadra 
Neighbourhood Plan signifies that the 
ultimate uses, heights, and densities on the 
site should be informed by a comprehensive 
planning process as well as the principles 
identified in the plan. The Special Planning 
Overlay further acknowledges that greater 
heights and densities may be required to 
meet these principles, specifically affordability 
of net new units on-site and expanded 
community spaces to address current and 
future demand as the area redevelops. 



















Note 1. The mix of net new units is to be determined. Refer to page 9 for more information.
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Residential and Community Use 
Principles

» Seek to create a mix of housing 
and community spaces that support 
multigenerational use.
» Consider the needs of urban 
Indigenous and newcomer households 
when planning for housing forms and 
amenities (e.g., multi-generational living 
opportunities; family-oriented housing 
and spaces, and culturally supportive 
services, uses, and amenities).

Indoor and Outdoor Amenity Spaces
» Consider incorporating indoor and 
outdoor amenities that foster a sense 
of agency and stewardship among 
residents.
» Consider incorporating indoor and 
outdoor spaces and amenities that meet 
a variety of needs, including opportunities 
for hobbies, play, social connection, 
creativity, and social enterprise as well 
as community an support services (e.g., 
childcare community kitchen).
» Consider incorporating amenities that 
support food security, such as meal 
sharing and community gardening, 
recognizing the social, health, and 
environmental benefits of these activities.
» Explore opportunities to integrate 
existing or planned green space at 950 
Kings Road into public and open space 
plans for Evergreen Terrace. 

Co-location and Partnership Principles
» Consider partnerships with the City 
of Victoria to co-locate housing and 
community serving uses, including a 
potential coordinated redevelopment and 
expansion of the existing Quadra Village 
Community Centre at 901 Kings.
» Consider opportunities to incorporate 
other commercial and community uses 
on the site that may provide expanded 
services and amenities, complement the 
assets at Humber Green and Quadra 
Villages, and knit the site together with 
the broader community.
» Incorporate a small, ground-floor active 
or commercial use at the northwest 
corner of Bay Street and Dowler Street to 
help create a sense of place at the Bay-
Dowler intersection, and to complement 
existing and future small-scale 
commercial uses at adjacent corners (see 
Small Villages and Community Corners 
section of this plan).

Built Form and Urban Design Principles
Site-specific design guidelines (in addition 
to the City’s existing development permit 
area guidelines for form and character) may 
be created together with the City, to guide 
redevelopment and should consider the 
following principles:

» Incorporate diverse housing types and 
building forms with direct access to the 
ground for first-floor homes (front doors).
» Orient buildings, windows, balconies, 
and entries to promote a sense of safety 
on public and private streets, walkways, 
and open spaces through natural 
surveillance.
» Seek a site layout and building 
orientations that provide high-quality 
circulation with easy and direct access 
to services, amenities, and sustainable 
transportation options, and considers 
shadowing and other livability impacts on 
adjacent properties, including residents 
at the adjacent Summit long-term care 
facility.
» Seek a site layout that buffers living 
and community gathering spaces from 
heavily trafficked roads (Blanshard Street 
and Hillside Avenue), including through 
strategic location of commercial or 
community uses or landscape elements.
» While maintaining appropriate buffers 
from heavy traffic and noise, particularly 
for residences and public spaces, ensure 
the site’s edges and access points are 
designed in manner that are generally 
welcoming to the surrounding community.
» Locate commercial and community 
uses near edges or access points in a 
manner that seamlessly integrates the 
site with the surrounding community, 
specifically considering the relationship 
with the All Ages and Abilities Cycling 
facility along Kings Road.

» Locate, orient, and design taller 
buildings on the site in a manner that 
maintains access to sunlight and sky 
views from open spaces, achieves 
livability and privacy for individual 
residential units, and contributes to the 
visual interest of the site.
» Incorporate landscape, open space, 
and trees (see also Natural Features and 
Amenity related principles).

Access and Mobility Principles
» Consider ways to provide connectivity, 
permeability, and shared public spaces 
between and within Evergreen Terrace, 
950 Kings Road, the Quadra Village 
Community Centre, and The Summit 
Hospital Building, including a north-south 
walking and cycling route (“Dowler-
Glasgow Greenway”).
» Integrate the Kings Road and 
Blanshard Street All Ages and Abilities 
cycling route into plans for the site, 
considering opportunities to connect 
future public spaces, community services, 
and amenities to the route.
» Consider opportunities at the Hill 
Street intersection to provide additional 
connections from the site to Humber 
Green Village.
» Consider additional opportunities 
to improve the pedestrian experience 
through generous unobstructed sidewalks 
separated from the roadway by street 
trees and improved accessibility through 
and along the site, including Blanshard 
Street and Hillside Avenue frontages.
» Consider transportation demand 
management measures that make the 
site a model for supporting residents 
to live comfortably without owning a 
car, including car share, enhanced bike 
parking and maintenance facilities, 
bike share, access to transit, and 
innovative parking approaches, while 
considering access and needs for private 
automobiles.

Environment and Natural Features 
Principles

» Seek to incorporate Rock Bay Creek 
(where it flows under the site in a culvert) 
into landscape design, considering 
daylighting of the creek as an amenity, or 
if that is not possible, celebration of the 
creek through landscape design.
» Seek to incorporate natural features 
such as tree plantings and stormwater 
mitigation into the site.
» Explore opportunities to demonstrate 
leadership in sustainability and green 
building approaches, including through 
the development of high-performance 
buildings and consideration of sustainable 
materials, such as mass timber for taller 
structures.






















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Tree Protection Bylaw 
(No. 21-035), 2021
The City of Victoria has adopted a new 
Tree Protection Bylaw, which emphasizes 
increasing the overall canopy cover within 
the city.

•	All trees protected under the bylaw, 
including those on neighbouring and 
municipal property that are potentially 
impacted are documented.

•	Trees removed for development are 
expected to be replaced at a ratio of at 
least 1:1

•	There is an expectation that lots subject to 
development are infilled with trees using a 
formula based on the lot size.

•	Deposits are paid to and held by the city 
during development.

•	Where trees cannot be planted on a site, 
the city accepts cash-in-lieu.

•	Existing small trees on a lot can be retained 
and counted against the expected “tree 
minimum”.

Accessibility Framework, Policy and 
Action Plan, 2020 
The City of Victoria’s Accessibility 
Framework, Accessibility and Inclusion 
Policy, and accompanying Short-Term Action 
Plan address the goal of providing accessible 
facilities, services, regulations, programs 
and employment to proactively remove and 
prevent barriers faced by individuals with 
different abilities.

Victoria 3.0 - Recovery Reinvention 
Resilience - 2020-2041 
The Victoria 3.0 economic action plan 
presents a long-term plan and vision for a 
sustainable, influential city that will build a 
strong innovation ecosystem and create a 
strong and resilient economy now and for the 
future. The actions laid out in the plan will 
build an economy that enables everyone to 
flourish and that will set Victoria on a path to 
low-carbon prosperity.

Urban Forest Master Plan, 2013
This plan provides guidance on the 
management and enhancement of treed 
environments throughout the city of
Victoria. It is a high-level plan that provides a 
‘road map’ to help the municipality invest in 
and maintain its urban forest for the next 20 
years and beyond.

Goals include: 
1.	 Develop and maintain strong community-

wide support for the urban forest.
2.	 Protect, enhance and expand Victoria’s 

urban forest.
3.	 Design and manage the urban forest to 

maximize watershed health, biodiversity, 
and conservation of sensitive 
ecosystems.

4.	 Maximize the community benefit from the 
urban forest in all neighbourhoods. 

GoVictoria, Sustainable Mobility Strategy, 
2019
With a vision for clean, seamless mobility 
for everyone, the strategy identifies the 
City’s values, policy positions, key initiatives, 
and strategies for supporting and shaping 
transportation in Victoria. The strategy sets 
the stage for improvements to achieve road 
safety, climate action, equity, and affordability 
goals by maximizing the use of public rights 
of way.

Six key Initiatives to achieve the Go Victoria 
vision are:
•	Achieve Vision Zero
•	Transform Public Transit
•	Accelerate Active and Accessible 

Transportation
•	Shift to Zero Emissions
•	Rethink the Curb
•	Harness Data and Technology

Pedestrian Master Plan, 2008
The primary aim of the Pedestrian Master 
Plan is to increase the number of trips made 
by walking and to make those trips safer. 

Bicycle Master Plan, 1995 and AAA 
Cycling Network Plan, 2016
At this writing, the 1995 Bicycle Master Plan 
is the current and approved policy. The 
Cycling Network map replaces portions of the 
1995 plan. Kings Road forms part of the AAA 
network. 

Greenways Plan, 2003
A policy framework for the development of 
a Greenways system throughout the City of 
Victoria. The goals are: to establish a human-
powered transportation network; to restore 
native, aquatic and cultural habitats; to 
provide opportunities for recreation.

Key site guidance per OCP:
•	Kings Road (between Blanshard and 

Dowler) is a 'People Only Greenway'
•	Kings Road (between Dowler and Graham) 

is a 'People Priority Greenway'
•	Blanshard (south of Kings to Bay Street) is 

a 'Shared Greenway'

Victoria Reconciliation Dialogues
The City of Victoria is engaged in 
reconciliation with the Esquimalt Nation 
and Songhees Nation through the Victoria 
Reconciliation Dialogues series. These 
conversations provide opportunities for 
Indigenous and non-Indigenous people 
to come together to share their ideas and 
stories, and explore how we as a community 
can make the culture, history and modern 
reality of local Indigenous Peoples become 
present and apparent throughout the city, and 
understood and valued in people’s everyday 
lives.

Climate Action
The City of Victoria declared a climate 
emergency in March 2019 and is taking 
action to reduce greenhouse gas emissions 
and enhance the community’s resilience to 
the impacts of climate change. The Climate 
Leadership Plan, Electric Vehicle and Electric 
Mobility Strategy, Zero Waste Victoria, Go 
Victoria and the OCP all contain directions to 
address climate change.

BC Energy Step Code and Zero Carbon 
Step Code
Starting July 1, 2024, the City of Victoria will 
require building permits to meet:
•	Energy Step 3 and Emissions Level 4 for 

Part 3 residential buildings between 4 and 
6 storeys

•	Energy Step 2 for Part 3 residential 
buildings over 6 storeys. Starting Nov. 1, 
2024, Emissions level 4 will be required.

Crime Prevention Through Environmental 
Design (CPTED) Guidelines, 2004
CPTED refers to a group of strategies 
intended to reduce the fear of crime and 
opportunities to commit crimes, such as 
break and entry, assault and vehicle theft. 
The City of Victoria has prepared a set of 
guidelines to consider during the planning 
and design stage of development.

Key site guidance:
•	Provide natural and formal surveillance 
•	 Increase territoriality by extending sense of 

ownership beyond private property
•	Provide effective lighting to increase sense 

of security

Regional cycling connections (planned and existing) are indicated by arrows on the map.
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Daycare
The City of Victoria does not have a specific 
childcare policy beyond the supporting language 
in the OCP.  However, the City recognizes 
that childcare is a universal human right and 
providing affordable, equitable, and inclusive 
options across Victoria is essential to aligning 
with the strategic focus of the organization. Staff 
are currently updating childcare information 
in the Land Use Bylaw and the Land Use 
Procedural Bylaw to streamline municipal 
approvals processes.

Staff are also advancing a Childcare in Victoria 
– Implementation Plan which serves as a road 
map to move forward with the short-, medium- 
and long-term actions recommended in the 
City's 2020 Childcare in Victoria report. The 
report catalogued a total of 2,817 licensed and 
license-not-required child care spaces across 
the City, with an estimated gap of 4,233 child 
care spaces needed to meet demand.
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Official Community Plan

There are several policy directions in the 
Official Community Plan for a more diverse 
range of housing choice, including types, 
tenures and prices, to meet the housing 
needs of residents. The broad housing 
objectives of the OCP include:
a.	 That housing development that responds 

to future demand is facilitated through 
land use policies and practices.

b.	 That housing affordability is enabled 
for housing types across the housing 
spectrum, particularly for people in core 
housing need. 

c.	 That the existing supply of rental housing 
is expanded through regeneration.

d.	 That a wide range of housing choice 
is available within neighbourhoods 
to support a diverse, inclusive and 
multigenerational community.

e.	 That partnerships enable stable housing 
with appropriate support services.

Redevelopment of Evergreen has the 
potential to achieve these housing objectives, 
as well as the broader integrated community 
objectives of the OCP to move the City 
toward its shared vision.

Victoria is an urban sustainability leader 
inspiring innovation, pride and progress 
towards greater ecological integrity, livability, 
economic vitality, and community resiliency 
confronting the changes facing society and 
the planet today and for generations to 
come, while building on Victoria’s strengths 
as a harbour-centred, historic, capital city 
that provides exceptional quality of life 
through a beautiful natural setting, walkable 
neighbourhoods of unique character, and 
a thriving Downtown that is the heart of the 
region.

5 | Housing Policies and Initiatives
Housing Needs

The City of Victoria and the Capital Region 
are experiencing a housing crisis. Needs 
have been identified for more affordable 
housing, rental housing, seniors’ housing, 
family-friendly housing and housing for 
individuals with disabilities as well as for 
those facing homelessness. With a growing 
population and increasing economic 
pressures, more of Victoria’s households 
are in Core Housing Need. In 2020, the 
City participated in the CRD’s Housing 
Needs Assessment. As documented in the 
report, Core Housing Need is a two-stage 
indicator developed by CMHC to help identify 
households with the greatest housing needs. 
Housing indicators of housing standards 
consider the following:

•	Adequate housing is reported by the 
residents of the home as not requiring any 
major repairs. 

•	Affordable housing has shelter costs 
that are less than 30% of total before-tax 
household income. 

•	Suitable housing has enough bedrooms 
for the size and makeup of resident 
households according to National 
Occupancy Standard (NOS) requirements.

A household is in Core Housing Need when it 
is living in housing that does not meet one or 
more of the housing standards noted above, 
and would have to spend 30% or more of 
their total before-tax household income 
to pay the median rent of alternative local 
housing that does meet all three housing 
standards.
					   
City of Victoria’s Housing Needs Assessment 
concluded that:
•	21% of Victorians are in Core Housing 

Need, a higher proportion than the CRD 
(14%), British Columbia (15%), or Canada 
(13%)

•	Renter households reported incomes that 
were 45% lower than that of owner incomes 
($41,152 versus $78,673)

•	As of 2020, there were 938 households on 
BC Housing’s waitlist for Victoria

•	Between 2005 and 2019:
	» Average home sale price increased 

between 80% (for a Condo Apartment) 
and 111% (for a single-family home)

	» Median rent increased by 68% for a 
one-bedroom unit and 81% for a three-
or more bedroom unit

	

Rental Housing And Tenant Support

According to the City of Victoria, sixty one 
percent of Victoria residents rent their home 
and with a vacancy rate of near 1%, it has 
become increasingly difficult to find rental 
housing in Victoria. The City has a number 
of initiatives aimed at supporting renters 
and improving access to rental housing. 
These actions seek to maintain and improve 
existing rental housing units, protect tenants, 
prevent renovictions, and create new non-
market, below-market, and market rental 
housing options in Victoria. The Evergreen 
redevelopment planning process has 
engaged existing tenants at every stage, 
and BC Housing will be supporting tenants 
through the redevelopment process to ensure 
a continuity of affordable housing.

A comprehensive Tenant Assistance Plan has 
been developed, following the guidelines of 
the City’s Tenant Assistance Policy for non-
market housing. Individual Tenant Support 
Plans will be prepared for tenants in the first 
phase, and as subsequent phases of the 
project advance to detailed design.  

Housing Continuum, from the Victoria Housing Strategy 2016 - 2025

Rapid Deployment of Affordable 
Housing 

In April 2022, the City of Victoria adopted 
bylaw amendments to expedite the approvals 
process for new affordable housing projects 
by eliminating the need for rezonings where 
a proposal is consistent with the OCP 
designation and up to the maximum density 
in the OCP, and delegating to staff the 
authority to issue a development permit for 
projects that are consistent with the design 
guidelines. It is expected that these changes 
could shorten the development approvals 
process by 4-9 months. 

While the rezoning application for Evergreen 
will not be submitted under this policy, 
subsequent Development Permits may be.
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6 | Site History
Early History

The project area falls within the traditional 
territories of the Lekwungen and WSANEC 
peoples including the descendant 
communities of the Esquimalt Nation, 
Songhees Nation, Tsartlip First Nation, 
Tseycum First Nation, Pauquachin First 
Nation, Tsawout First Nation as well as the 
Te’mexw Treaty Association. 

In the 1850s, several autonomous 
Lekwungen local groups signed treaties 
with James Douglas, Chief Factor of the 
Hudson’s Bay Company and later governor 
of Vancouver Island. The Project falls within 
this treaty land. 

A review of historical maps, aerial photos 
and lost streams mapping shows Rock Bay 
Creek crossing through the southern Project 
area and flowing to Rock Bay, approximately 
500 m west. Archaeological potential models 
depict an area of potential around Rock Bay 
creek and a slight topographic rise. 

Historical development in the Project area 
has reduced the potential for stratigraphically 
intact precontact and historical 
archaeological deposits. 

Environment and Sea Level History
South-eastern Vancouver Island, the Gulf 
Islands and a thin strip of the adjacent 
mainland of British Columbia fall into the 
Coastal Douglas-fir (CDF) biogeoclimatic 
zone. It is largely confined to elevations 
below 150 m, has warm, dry summers 
and mild, wet winters and lies in the rain 
shadow of the Vancouver Island and Coast 
Mountains. Trees, shrubs, and berries native 
to the area would have been used as food 
and fuel, for technological purposes, and 
medicines. 

A post-glaciation sea level rise on Vancouver 
Island was followed with emergence of 
submerged coastal lands beginning between 
13,000 and 10,000 years ago, culminating 
between 6,000 and 9,000 years ago when 
in some locations the sea was 12 m or more 
below present levels. Sea levels began to 
rise again in the middle and late-Holocene, 
inundating coastal archaeological sites and 
low-lying terrestrial vegetation. Palaeo-
environmental studies of southern British 
Columbia indicate that although minor 
regional changes continued, relatively 
modern environmental conditions were 
established between 4500-3000 years before 
present.

Salish Sea Culture History
The culture history sequence of southern 
Vancouver Island indicates the potential 
for archaeological sites dating similar to 
elsewhere in the region, more than 10,000 
years before present. 

Information sourced and summarized from:
Archaeological Overview Assessment by Millenia 
Research Ltd.

 
Evergreen Terrace Archaeological Overview 
Assessment 

8 Millennia Research Limited 
June 17, 2022 

 
 

 
Figure 4. Project area with historical sites, survey transects and modeled potential. 

 

Preliminary Impact Assessment and Recommendations 
Given the low probability of extant intact archaeological remains in the Project area, it is 

recommended that development proceed under a Chance Finds Protocol with Archaeological 
Awareness Training in the event that archaeological material is encountered during construction. 
All archaeology sites meeting certain criteria, whether unrecorded or recorded, are protected under 
the Heritage Conservation Act and may not be altered, damaged, moved, excavated or disturbed in 
any way without a permit.  If unrecorded suspected archaeological remains are encountered during 
construction or land-altering activity, work should halt immediately, and a professional 
archaeologist and the Archaeology Branch should be contacted . A call out for an archaeologist if 
the original ground sediments relating to creek banks are uncovered during stripping of the Project 
should be considered. 

Figure 4. Archaeological Overview Assessment - Project area with historical sites, survey transects and modeled potential.

Archaeological Overview Assessment 
(AOA), dated June 17, 2022, was 
conducted by Millenia Research Limited. 
The report includes: Environment and 
Sea Level History; Salish Sea Culture 
History; AOA methodology; study results; 
and a Preliminary Impact Assessment and 
Recommendations. The study is intended 
to assess the potential for archaeological 

sites within the project area and to provide 
recommendations to facilitate compliance 
with the Heritage Conservation Act (HCA). 
The HCA provides automatic protection 
for recorded and unrecorded pre-1846 
archaeological sites located on public and 
private land. 
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1970's Aerial view of Blanshard Street looking south from Bay 
Street (Blanshard Court)
City of Victoria, Item M08574

Post Colonial / Modern History

The project site and surrounds was owned by 
the Hudson’s Bay Company’s Chief Factor 
John Work (Wark). The area was referred 
to as Hillside Farm and was purchased in 
1852 from the HBC. In the late 1800's the 
area west of Quadra, known as Hillside 
Extension, was subdivided. The surrounding 
street and lane grid was established and a 
residential neighbourhoud of modest wood 
frame houses was built. Kings Road was the 
original main east-west thoroughfare through 
the subdivision. Rock Bay Creek can be seen 
on the mapping of this time, traveling just 
south of Kings Road.

Between 1894 and 1919, the Victoria 
Sidney Railway ran along Rose Street (now 
Blanshard). Notable buildings in the area at 
this time included Hillside Jail (1885-1912) 
near the site of the current S.J. Willis School, 
north of the project site, and Northward 
School (1894-1960's) west of Rose Street. 

Around the turn of the century, the numbered 
street names changed:
•	1st Street became Rose, and later 

Blanshard;
•	2nd Street became Blanchard, and later 

Dowler;
•	3rd Street became Work, and later Wark;
•	4th Street became Quadra.

In 1961, an Urban Renewal Report was 
prepared by the Capital Region Planning 
Board. The report recommended that the 
entire neighbourhood, now known as Rose-
Blanshard, be demolished due to the poor 
condition of the majority of the houses. 
Another reason for the recommendation 
was to accommodate a new access road to 
connect downtown to the Swartz Bay ferry 
terminal, which began operation in 1960. 
The project went ahead and the area was 
cleared. Rose Street was widened, renamed 
Blanshard Street, and quickly become a 
busy thoroughfare bisecting the east of the 
neighbourhood from the west. 

1884  
source: City of Victoria

1913 Fire Insurance Map
source: University of Victoria

1928 Aerial Photo
source: City of Victoria

1963 Zoning Map
source: City of Victoria

1976 Zoning Map
source: City of Victoria

2021 Aerial Photo
source: City of Victoria

In 1970, the government-funded Blanshard 
Court, containing 120 units of community 
housing, was built on the land between 
Blanshard, Bay, Hillside and Dowler Place. It 
was one of the last large-scale public housing 
redevelopment projects built under the 1954 
National Housing Act. The established street 
and lane system in the area was largely lost 
through redevelopment. Blanshard Court was 
renamed Evergreen Terrace in later years.

Information sourced from: 
victoriaheritagefoundation.ca and unknownvictoria.
blogspot.com

N

6 | Site History (continued)
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6 | Site History (continued)
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6 | Site History (continued)

City of Victoria Map
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Watershed and Site Drainage

In general, a typical pre-development 
landscape function has relatively low 
percentage of impervious surfaces, extensive 
tree canopy and/or rough microtopography/ 
absorptive soils with natural surface drainage 
including creeks and low lying wetland 
areas. In comparison, a post development 
landscape function typically has relatively 
high impervious surfaces, tree canopy loss, 
surface smoothing (roads, sidewalks, lawn) 
and piped drainage.

Historic (pre-development)
Early maps of Victoria show Rock Bay Creek, 
flowing through the site. Rock Bay Creek 
flowed from Harris Pond (in the Fernwood 
neighbourhood) to Rock Bay in Victoria’s 
upper harbour. 

Current (post-development)
The Creek was culverted in the 1890's as 
part of ongoing urban development. A large 
brick culvert is located just to the south of 
where Kings Road intersects the site. The 
bottom of the 1.2 m high x 1.8 m wide brick 
culvert is approximately 3.5 m deep from the 
existing surface. As indicated on the Current 
Stormwater System map, the Evergreen 
site is located within the 390 hectare Storm 
Sewer Sub-Catchment 627, closer to the 
bottom of the watershed. 
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Historical Watershed (Base Map: 1881 Historical Map)

Current Watershed (Base Map Source: VicMap, Storm Drain Utility) 

Historic Creek Overlay (Base Map Source: VicMap Street Network)

Creek Daylighting

Regulatory Context
The City’s Official Community Plan has broad goals to 
protect and enhance streams and watercourses and 
their associated riparian habitats, including the desire 
to potentially daylight streams. This includes goals to 
incorporate natural creek features into the development 
of greenways, where appropriate. The Hillside-Quadra 
Neighbourhood Plan includes an action to explore the 
feasibility of daylighting Rock Bay Creek. 
     
Landscape Design Considerations
•	The Evergreen site is located close to the bottom of the 
watershed. Water flows that run through this site flows are 
flashy during storm events and water is contaminated from 
runoff from roads and other upstream impervious surfaces. 

•	The brick storm sewer is the most significant piece of 
existing civil infrastructure on the site. Replacing the storm 
sewer with an open channel could put the downstream 
infrastructure at risk by potentially introducing sediment 
and vegetative debris into the downstream storm sewer 
during large storm events. The environmental benefit of 
opening such a short section would be limited due to the 
depth and amount of flow. 

•	A large area of outdoor space would be required due to 
the depth of the culvert. Due to the depth of the storm 
drain, the minimum width of space required to daylight 
the stream, and provide a 3m wide pathway is 26.5 m. 
In order to achieve a naturalized stream, a total width of 
approximate 35 m would be needed.              

Landscape Design Opportunities
•	When water quantity and quality issues are improved in 

upstream areas of the watershed, daylighting of the creek 
will become more feasible. 

•	A greenway along the current underground creek 
alignment that allows the potential for future creek 
daylighting. 

•	To improve water quality and attenuate flows to areas 
downstream of the Evergreen site, manage stormwater 
on site through GSI such as rain gardens, absorptive 
landscapes, and permeable paving.

•	 Incorporate educational elements and creative expression 
of the creek through landscape features.

Plan View

Section: Rock Bay Creek Daylighting Study
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7 | Site Considerations

Circulation

1.	 Blanshard Street is a major 6 lane arterial 
road

2.	 Hillside Avenue is a future frequent transit 
corridor connecting to RapidBus stations at 
Douglas Street and other frequent transit 
on Quadra Street

3.	 Kings Road is a well used pedestrian 
and bicycle connection through the site 
and across Blanshard via a signalized 
pedestrian/cycling crossing

4.	 There is an existing pathway to the south 
of the Summit

5.	 The City's highway access bylaw requires 
access off of the lowest classified street 
(Kings/Dowler)

Open Spaces

6.	 There is a well used resident open space 
with mature trees, raised planters, artistic 
interventions

7.	 There are mature trees along some site 
edges

Infrastructure/ROW's

SRW's

8.	 Dowler extension SRW (water, storm, 
sewer)

3.	 Kings Road SRW (water, sewer)

9.	 East/west SRW (storm - location of historic 
Rock Bay Creek)

10.	A sewer main runs south from Kings Road 
and will need to be considered within the 
phasing strategy

Other

11.	 Quadra Village Community Centre key 
neighbourhood amenity

12.	The future of 950 Kings Road is uncertain 
and is of foremost interest for use by the 
community

13.	Quadra Village (shops and services)

N
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7 | Site Opportunities

Circulation

Reduce the speed of vehicles on Blanshard and 
improve pedestrian safety by items 1, 2, 8, 10 
below.

1.	 Remove channelized right turns and 
undersized pedestrian islands to improve 
safety.

2.	 Continue to monitor and prioritize signal 
timings for pedestrians and cyclists

3.	 Improve geometry of Kings and Dowler 
intersection to improve safety

4.	 Realign Dowler and Bay intersection to 
lower vehicle speeds and improve safety; 
improve Dowler (define, landscape, 
accommodate bicycles)

1

2

3

4

5.	 Remove lane on Bay street 

6.	 Provide a pedestrian connection aligned 
with the existing Summit pathway

7.	 Woonerf style multi-use pathway (bikes/
pedestrians/limited vehicle access)

8.	            Bicycle pedestrian loop separated 
by landscaped boulevard; recapture space 
from Blanshard

9.	 New pedestrian crossing (short term)

10.	Future traffic signal; improved pedestrian 
experience

11.	 Potential pedestrian crossing (long term)

Open Spaces

12.	Central community open space/plaza

13.	Recognize/celebrate Rock Bay Creek 		
with associated community open space

14.	Create resident focused open spaces 
(offering a variety of amenities such as 
active play areas, community gardens, 
social spaces, quiet areas, etc.)
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A note regarding Creek daylighting:	   
Until water quantity and quality issues are 
improved in the upper watershed, it is not 
feasible to daylight the creek. Theoretically, 
a related open space could be sized to 
accommodate future daylighting of the 
creek, when the watershed is functioning 
and there is clean water to support fish.

11

Other

15.	Resident/Community space flanking 
the plaza (daycare/multi-purpose 
resident amenity/etc.)

16.	Coordinate with future plans for 950 
Kings and potential expansion of Wark 
Street Park

•	 Underground parking access and 
resident loading along Dowler Place 
and the extension of Dowler

•	 Retain mature trees along the site 
edges wherever possible

15

16
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Recognize Indigenous, Natural, and Development 
History
•	 Understand and acknowledge First Nations history
•	 Commemorate historic Rock Bay Creek
•	 Study past land use patterns and neighbourhood 

development

Retain Trees
•	 Where feasible, retain the mature and healthy trees
•	 Plant new trees where tree retention isn't possible, 

or where the trees are unhealthy or suffering from 
their proximity to traffic

Improve and Create New Connections
•	 Improve existing neighbourhood connections 	

ie. Kings, Bay, Dowler 
•	 Make new connections 				  

ie. Summit, Hillside crosswalk
•	 Coordinate parking, loading, service access off of 

Dowler Place and Dowler Lane

7 | Site Opportunities and Constraints (continued)

Site Planning Framework

An in-depth site analysis identified key opportunities. 
These are incorporated into a site plan framework that 
guides building positions that then define circulation and 
open space networks.

Site planning priorities were to:

•	 Recognize, interpret and honor pre and post-  
colonial human as well as natural site histories 

•	 Retain viable trees and plant more
•	 Improve existing, and make new neighbourhood 

connections
•	 Create a safe, all-ages recreational circuit path
•	 Make a variety of public outdoor spaces
•	 Make defined, secure private outdoor spaces
•	 Visually connect buildings and spaces with streets
•	 Manage stormwater and other micro-climate aspects 

with passive and integrated green technologies

P P
P P
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Public Open Spaces
•	 Clearly delineate public open spaces from private 

spaces
•	 Create a path surrounding the site (1)
•	 Connect to the Summit path (2)
•	 Enhance Kings Road with the creation of a plaza (3)
•	 Provide a pathway or park area at the location of 

Rock Bay Creek (4)

Private Open Spaces
•	 Courtyard open spaces and landscaped areas for 

resident use
•	 Programmed rooftops for use by building residents - 

ie. seating, gardens, play areas
•	 Small patios for ground oriented units

Visible and Connected to Streets
•	 Organize buildings to face the streets and the open 

spaces to make them useful, comfortable, and lively
•	 Program key locations to have extra activity at the 

ground level
•	 Locate ground level unit entrances, lobbies, and 

exits along main routes

Manage Stormwater
•	 Treat stormwater from buildings and hard surfaces 

in rain gardens that help define, activate and visually 
connect courtyard and public open spaces

•	 Integrate rain gardens in municipal boulevards to 
treat off-site stormwater

Create a circular recreational loop
•	 Incorporate an accessible pedestrian, cycling and 

rolling path that links all the way around the site and 
serves as an amenity for the neighbourhood and for 
the residents

7 | Site Opportunities and Constraints (continued)
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8 | Vision and Guiding Principles
Through engagement and collaboration, 
the following vision statement and guiding 
principles were developed to reflect a shared 
expression of the envisioned future re-
imagined and redeveloped Evergreen. The 
vision and guiding principles will continue to 
be referenced as the team explores design 
opportunities for the site.

Guiding Principles

FAIR

Tenants First
Prioritize the needs of current and future 
tenants through a collaborative planning 
process that listens and learns from the 
tenant perspective and supports tenants at 
every stage of the redevelopment.
Respectful Redevelopment
Design the neighbourhood to be equitable in 
form, location and access, and to allow for 
sequenced, phased redevelopment.

COLLABORATIVE

Community Engagement
Recognize and reflect the site’s unique 
history, and celebrate its community, diverse 
cultures and connections to the broader city 
context.
Reconciliation
Collaborate with Indigenous communities 
to explore opportunities for partnerships 
and cultural connections to the redeveloped 
Evergreen site.

HEALTHY

Design that is Joyful
Design for positive human experiences with 
the built form and open spaces.
Support Community Wellness
Support physical and mental health and 
wellness through neighbourhood design that 
is connected and provides a network of open 
spaces and amenities.

SUSTAINABLE

Sustainable Design
Demonstrate leadership in climate action with 
compact neighbourhood design, and efficient, 
sustainable systems that are connected. 
Resilient Redevelopment
Establish long-term resilience with a viable 
mix of homes across the housing spectrum to 
meet broad community needs.

MULTI-MODAL

Permeable and Connected 
Neighbourhood 
Design a neighbourhood that is more 
permeable and linked through walking and 
cycling connections to the surrounding 
community.
Network of Transportation Choices
Balance driving, walking and rolling on urban 
networks.

DIVERSE

Inclusive Neighbourhood
Provide a range of housing types and tenures 
to welcome diversity in ages, incomes, 
cultures and abilities.
Integrated Affordable Housing
Rejuvenate and replace existing homes, 
while adding new homes that fully integrate 
affordable housing into the community 
and address gaps in the range of housing 
options.
 

SUSTAINABLE

FAIR

MULTI-MODAL

COLLABORATIVE

HEALTHY

DIVERSE

Evergreen is a diverse, accessible, and sustainable mixed-income neighbourhood 
that provides a range of housing options for people of all ages and backgrounds, 
and is connected to, and forms an integral part of the city.
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9 | Concept Plan Development

1970's Oblique Aerial view of Blanshard Street looking south 
from Bay Street (Blanshard Court)
City of Victoria, Item M08574

1928 Aerial Photo
source: City of Victoria

Present day context

As ideas for the future of the Evergreen site 
are proposed, it is important to understand 
the successes and challenges of the existing 
building and site layout. 

It cannot be overlooked that before the 
site was developed in the 1970's, it was an 
established, but somewhat worn, single family 
neighbourhood. These 2 blocks were cleared to 
make way for the construction of the Blanshard 
divided highway. The remaining block area was 
then made available for redevelopment.

The 1970's site design had noble intentions 
rooted in social egalitarianism, including: 
•	 A large amount of affordable housing
•	 Indoor and outdoor communal spaces
•	 Proximity to an elementary school
•	 Car-free and comfortable family housing 
•	 Significant open spaces and amenities

However, experience and time has exposed 
inadequacies of the original plan relative 
to contemporary needs, as well as current 
knowledge and best practices including:

•	 Concentration of non-market houses 
accommodating one demographic

•	 Isolation and danger created by highway
•	 Lack of integration with the neighbourhood
•	 Walkways that do not differentiate between 

private and public access

N
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Approximate building heights are noted in storeys

N
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This schematic plan illustrates preliminary 
building footprints, open spaces, and circulation 
networks envisioned for the site. With a 
density of 2.5:1 FSR and building heights 
ranging from 6 to 20 storeys, the site could 
accommodate approximately 900 residences. 
The built form composition is balanced with a 
generous and varied open space network and 
numerous connections with the Quadra Village 
neighbourhood to the east.

KINGS
KINGS

9 | Concept Plan Development (continued)
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BUILDING LEGEND
A1. 6-storey (residential)
A2. 20-storey (residential)
B1. 15-storey (residential)
B2. 6-storey (residential)
C1. 6-storey (residential/non-res at grade)
C2. 15-storey (residential)
D1. 6-storey (residential/daycare at grade)
E1. 6-storey (residential)
E2. 15-storey (residential)

     LEGEND
1.	 Evergreen plaza -  An urban plaza that accommodates bicycle access
2.	 Evergreen Park - A naturalized urban landscape
3.	 The 'Loop' - A shared recreational path
4.	 Dowler Lane (limited vehicle access (parking/loading), variety of open spaces, landscaping)
5.	 Dowler Place reconfigured (reduced width, landscape bump outs, defined parking)
6.	 Landscaped courtyards for residents
7.	 New/improved Crosswalk
8.	 Reconfigured street corners (removal of right turn lanes)

N

Note this is a conceptual plan only. It is not intended to illustrate form and 
character of proposed landscape elements and is not an illustration of final 
architecture, nor technical design. A full design process will be undertaken at 
the Development Permit stage.

9 | Concept Plan Development (continued)
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Trees to be retained

New Trees

Note the intentions described here are conceptual and will be subject to further investigation and review related to evolving tree health, proximity 
to existing and new construction both above and below ground (ie. parking and site/building servicing) and design development.

11

33

22

44

55 66

77 88

99

Tree Retention, Replacement and Addition

The existing trees are an asset to the site and 
a positive feature of the neighbourhood. Their 
retention is one of the significant determinants in the 
site planning.

In particular along Bay, Blanshard and Dowler Place 
where the large trees provide a visual and physical 
buffer between residences and pedestrian areas and 
the busy streets. The intention is to preserve and 
enhance this buffer. Along Bay Street, the majority 
of larger trees will be retained, and along Blanshard 
the double row of trees will be retained or where 
necessary, removed and replaced. Along Hillside 
Avenue, new trees will be planted to extend the 
buffer. The new recreational loop will be incorporated 
adjacent to, and/or between the trees. 

Legend

1.	 These large trees will continue to serve as a 
landmark and provide a welcome buffer between 
the residences and the busy intersection.

2.	 The inside row of trees along Blanshard Street 
between Kings and Hillside are marginal, 
short lived, unattractive, and will not tolerate 
construction. They are anticipated to be 
removed and replaced.

3.	 The trees along Blanshard between Kings and 
Bay may be good candidates for retention. The 
roots likely don't extend under existing buildings 
so the protected root zones could be modified. 

4.	 The existing trees in the Kings Road area are 
intended to be retained, subject to further design 
development of the plaza and underground 
utility improvements.

5.	 The mature trees along Dowler are intended to 
be protected during construction and preserved.

6.	 This existing row of short, mushroom-like trees 
in this area is intended to be replaced with 
suitable trees.

7.	 This cluster of large trees is intended to be 
retained and featured prominently within the new 
naturalized landscape area. However, a detailed 
assessment must be made to understand the 
compatibility with the vision for this open space.

8.	 The larger trees along Bay Street are intended 
to be retained. The smaller ones may be 
removed to accommodate rain gardens,  
improved pedestrian areas and an upgraded bus 
stop.

9.	 New trees shown along the shared lane are 
conceptual and will require coordination with 
the underground infrastructure located in this 
right-of-way. Generally, the plan is to exploit all 
potential locations for additional trees.

10.	New trees between buildings will be planted 
above underground parking. 

Tree Retention Diagram

2023.09.25

EVERGREEN

DAU 2119

The illustrated design is conceptual in nature and does not 

constitute detailed design for each building. Site 

architecture and servicing programming, and design 

parameters must be determined as the basis for a full 

design process for each building.

In progress
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Tree Retention Diagram

2023.09.25

EVERGREEN

DAU 2119

The illustrated design is conceptual in nature and does not 
constitute detailed design for each building. Site 
architecture and servicing programming, and design 
parameters must be determined as the basis for a full 
design process for each building.

In progress
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9 | Concept Plan Development (continued)

Refer to Section XX | Tree Strategy for additional information.
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EVERGREEN

DAU 2119

The illustrated design is conceptual in nature and does not 
constitute detailed design for each building. Site 
architecture and servicing programming, and design 
parameters must be determined as the basis for a full 
design process for each building.

In progress

DOWLER PLACE

BLANSHARD STREET

B
A

Y
 S

T
R

E
E

T

H
IL

L
S

ID
E

 A
V

E
N

U
E

K
IN

G
S

 R
O

A
D

0 20 40 60 M

J
u
n
e
 

D
e
c
. 

N

11 22 3333

33

44

A note regarding Creek daylighting:	   
Until water quantity and quality issues are 
improved in the upper watershed, it is not 
feasible to daylight the creek. Theoretically, 
the proposed park may be wide enough for 
future daylighting of the creek, when the 
watershed is functioning and there is clean 
water to support fish.

Plaza 
(Gal·la Placídia, Barcelona) 

Indigenous Cultural Markers
(Humber College by Brook McIlroy)

Shared Lane Precedent 
(Arbor Blocks, Seattle by Studios Architecture, Hewitt Landscape Architects)

Open Space Network (public)

Open Space Network | Public

Four distinct, fully accessible public spaces are 
envisioned in and around the site.

1.	 Evergreen Plaza 				  
A multi-use plaza that will include the 
important cycling and pedestrian connection 
between the neighbourhoods to the east and 
west. The plaza will be lined with active at-
grade uses, and will feature bicycle facilities, 
trees, and play elements.

2.	 Evergreen Park		  		
A naturalized urban landscape celebrating 
the historic Rock Bay Creek. It is intended 
that the design of the park will involve First 
Nations, residents and community input. 
Park amenities could include a small water 
play area with playful elements related 
to water management and community 
gathering spaces. 

3.	 The Loop					   
A shared cycling/walking/rolling path with 
enhanced boulevard areas runs adjacent to 
and between the trees on Bay, Blanshard 
and Hillside streets and along the west side 
of Dowler Lane. The boulevard areas could 
treat stormwater, provide seating and other 
recreational opportunities.

4.	 Dowler Lane: A Living Street		
In addition to limited vehicle access, 
this shared lane provides numerous 
opportunities for a variety of public spaces 
such as community gardens, children's 
play areas, passive and recreational green 
spaces, trees, etc. 

Refer to page 38 for more information regarding 
the total area of publicly accessible open space 
and percentage of total site area.

9 | Concept Plan Development (continued)
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Private Open Space

2023.10.05

EVERGREEN

DAU 2119

The illustrated design is conceptual in nature and does not 
constitute detailed design for each building. Site 
architecture and servicing programming, and design 
parameters must be determined as the basis for a full 
design process for each building.

In progress
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Potential rooftop open space
Landscaped courtyards

Landscaped courtyards
(Eleanor Apts, Seattle by Hewitt)

Private Patios
(Pacific Pointe Apts, San Francisco by David Baker Architects, photo by 
Bruce Damonte)

Private Balconies Rooftops

Open Space Network (private)

Open Space Network | Resident/Private

In addition to public open space, resident-only 
open space is an important consideration. 
Resident open space will be fully detailed at 
the Development Permit stage and will be 
incorporated into the design as follows:

1.	 Landscaped Courtyards			 
A significant amount of space between the 
buildings will provide landscaping, contribute 
to the management of stormwater, and 
provide recreational opportunities. 

2.	 Private Patios			 
Residences at ground level will have street 
access and small private patios or porches. 
Landscaping will buffer and delineate public 
and private spaces.

3.	 Balconies 					   
Above ground level, units will have private 
balconies subject to detailed building design.

4.	 Rooftops 					   
Rooftops/top levels of mid-rise buildings 
will provide shared resident open space for 
children's play areas, planters, passive or 
active recreation, trees and landscaping. 
Other rooftop elements may include 
screened mechanical equipment, service 
rooms, and PV (photo-voltaic arrays). 

9 | Concept Plan Development (continued)

Rooftop Playground, Copenhagen
(Jaja Architects)
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Vehicle Circulation

2023.10.07

EVERGREEN

DAU 2119

The illustrated design is conceptual in nature and does not 
constitute detailed design for each building. Site 
architecture and servicing programming, and design 
parameters must be determined as the basis for a full 
design process for each building.

In progress
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Southbound vehicle movement
Northbound vehicle movement
Parking access
Pick up/drop off areas with potential 
sheltered/interior waiting space*

P

**

Note: The Hillside bus stop currently 
located along the project frontage is 
proposed to be relocated approximately 
50m east. Discussions with BC Transit 
have not begun at the time of writing.
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A | Blanshard Street - proposed modifications

AA

Vehicle Network

Circulation: Driving 

As part of the comprehensive urban design 
approach, physical and functional modifications 
to the street network are suggested. (Cycling 
infrastructure is covered on the following page):

1.	 Blanshard Street corners	 		
The channelized right turn and undersized 
island are removed to improve pedestrian 
safety and reduce driver speed. 

2.	 Blanshard Street edge			 
The eastern curb line is proposed to be 
shifted to the west along with the relocation 
of the on-street bicycle lane.

3.	 Bay Street 					  
The channelized right turn and undersized 
island are removed to improve pedestrian 
safety and reduce driver speed. 		

4.	 Dowler Lane				  
The parking lane is transformed into a multi-
use space shared by pedestrians, cyclists 
and drivers. The vehicle access from Hillside 
will be bi-directional, right-in, right-out, and 
serve the northernmost underground parking 
lot (P1). Past the parking entry, access will 
be one-way and vehicles will be restricted 
to emergency and service vehicles, taxis, 
HandyDarts, etc. From Kings and Dowler 
Place, access will be bi-directional only up to 
the second underground parking entry (P2).	

5.	 Kings Road and Dowler Place		
A small roundabout is proposed at the 
intersection of Kings Road and Dowler 
to decrease driver speeds and improve 
pedestrian and cyclist safety. 

6.	 Dowler Place re-imagined	 		
This street is transformed by narrowing the 
travel lanes, adding landscaped bulges 
alternating with parallel parking, and 
improving pedestrian facilities. The focus will 
be on vehicle access but with driver speed 
reduction.

7.	 Dowler Place/Bay Street 
The City of Victoria is planning for a traffic 
control signal and laning adjustments along 
Bay to allow left turns on to Dowler Place. 
An adjustment to the alignment of Dowler 
Place where it meets Bay Street is proposed  
to decrease driver speed and increase 
pedestrian safety. 

B | Dowler Place - proposed modifications

BB
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Ped+Bike Circulation

2023.10.07

EVERGREEN

DAU 2119

The illustrated design is conceptual in nature and does not 
constitute detailed design for each building. Site 
architecture and servicing programming, and design 
parameters must be determined as the basis for a full 
design process for each building.

In progress
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Multi-modal Pathway
(Indianapolis Cultural Trail)

Shared Lane
(Arbor Blocks, Seattle by Studios Architecture/Hewitt Landscape Architects)

Resident Site Access

Circulation Network

Circulation: Cycling and Walking
 
The circulation network is intended to improve the 
quality of connections within, immediately around 
the site, and to the neighbourhood beyond. Clarity 
of public vs. private routes, accessibility, comfort 
and safety are the key priorities.

1.	 Evergreen Plaza 				  
This prominent plaza will continue to 
accommodate east/west pedestrian movement 
as well as bicycles within a dedicated path.

2.	 Kings Road Signal				 
Modifications are proposed to reduce crossing 
distance and improve signal timing. 	

3.	 The Loop					   
A shared cycling/walking/rolling path will link 
all the way around the site and provide a safe 
recreational amenity for the neighbourhood 
and Evergreen residents (especially children 
and families). The existing on-street Blanshard 
bicycle lane could be removed allowing for 
expansion of the boulevard, and replaced with 
the new off-street path.

4.	 Dowler Lane: A Living Street		   
To be shared by pedestrians, cyclists, and 
drivers with priority given to pedestrians and 
cyclists. Very slow speeds will be encouraged 
by design and geometry. The 'Loop' will run 
adjacent to the Lane providing users will 
multiple options. An accessible connection to 
the pathway at 955 Hillside (the Summit) will be 
provided off of the lane.

5.	 Dowler Place                                            
With the reduction in vehicle lane width, space 
is made available for the recreational loop 
separated from moving traffic.

6.	 Hillside Crosswalk				    
A crosswalk is anticipated to provide an 
important connection to the open space and 
school to the north.	

7.	 Hill Street Crosswalk			 
With future development of the properties west 
of Blanshard a crosswalk at Hill Street may be 
warranted. 

8.	 Bay Street 
Pedestrians will be able to cross Bay Street 
with the reconfiguration of the intersection and 
it's signals.
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9 | Concept Plan Development (continued)

The Future Evergreen Comprehensive 
Redevelopment Plan 

The adjacent illustration is an aerial sketch of the 
Future Evergreen Concept, taken from a southeast 
point-of-view over Quadra Village. Although this is 
not a view that one would typically experience, this 
drawing shows how the future buildings and open 
space network of Evergreen are intended to become 
part of the adjacent streets and neighbourhoods and 
their commercial, service, residential, and civic uses. 
These include the Summit Long-term Care Home 
and the Quadra-Hillside Neighbourhood commercial 
Village.  

The schematically sketched buildings in this 
drawing indicate the approximate ‘footprint’ and the 
number of levels in each building that are required 
to achieve the optimum number of residential units 
and commensurate open spaces for the site and 
neighbourhood. Block building models are shown 
surrounded by the present context of existing 
buildings and streets of the West Quadra Village 
site. Building locations and relative positioning 
has been composed following best urban design 
principles and practices, including: a balance of 
views, sunlight, and shade between buildings, and 
for all apartment windows; maximizing space for 
landscaping and new trees, recreation spaces, 
private outdoor patios, and secure play spaces, on 
the ground and on available roof tops; making safe 
pedestrian and cycling connections within the site 
and into the adjoining neighbourhood; minimizing 
the negative impacts of vehicles and traffic by 
calming the adjacent streets and locating parking 
underground. 

It is important to remember when looking at such a 
long-term plan that, over time, it is anticipated that 
the surrounding properties will also be redeveloped 
in accordance with municipal policies. The phased 
construction of Evergreen’s five sub-areas will grow 
organically along with the entire neighbourhood, 
guided by the BC Housing mandates, the proposed 
Municipal Zoning Bylaw, and this Comprehensive 
Urban Design Plan.  
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10 | Development Data
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Zone existing		  R3- 2, Multiple Dwelling District

Proposed Zone 	 New Zone	

Site Area		  31,618 m2  (340,334 sqft)

Development Areas	 The site is divided into Development Areas (DA's) 'A' through 'E'

Total Floor Area 	 79,045 x 2.5 = 31,618 m2 (850,835 sqft) 

Daycare/ Potential Commercial Floor Area	 Approximately 5,000 sqft (or more)

Non-residential Common Amenity		  Approximately 10,000 sqft

Floor Space Ratio	 2.5:1

Subdivision 		  To align with Development Areas (order to be determined)

Phasing		  To be determined	

Building Height Height
(m)

# of 
Storeys

DA-A 71 6 - 20

DA-B 54 6 - 15

DA-C 54 6 - 15

DA-D 25 6

DA-E 54 6 - 15

Building Setbacks (m)

North (Hillside) 7

East (1) between Kings and Hillside 16

East (2) between Bay and Kings 5

South (Bay) 7

West (Blanshard) 10

Notes:
1.	 Setbacks are measured from the property line.
2.	 No setbacks from Development Area boundaries are proposed.
3.	 The following elements will be detailed at the Development Permit Stage: Site Coverage; Open 

Site Space; Parking; Bicycle Parking; Residential Use Details
4.	 Units with more than 4 bedrooms may be considered at the Development Permit Stage.

Legend:
Property Line
Existing SRW
Development Area Division
Setback

Development Areas and Setbacks

DA-A DA-B DA-C DA-D DA-E
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Anticipated 
Residential Unit Mix

Unit Size (sqft)
(per BC Housing Design 

Guidelines, 2019)

% of net 
new units

Approximate # 
of new units

Replacement 
Units

Studio 350 10% 70 21 (Spaken)

1 bedroom 525 19% 134 32

2 bedroom 725 36% 254 38

3 bedroom 925 25% 176 84

4 bedroom (see note 4) 1200 10% 70 21

Total 704 196

+/- 900
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10 | Development Data (continued)

Open Space Stats

2023.10.10

EVERGREEN

DAU 2119

The illustrated design is conceptual in nature and does not 
constitute detailed design for each building. Site 
architecture and servicing programming, and design 
parameters must be determined as the basis for a full 
design process for each building.
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Evegreen Park

+/-27,000sf
27,000/340,344 = 7.9% of site

Evergreen Plaza

+/-25,000sf
25,000/340,344 = 7.3% of site

2509m22670 m2

Dowler Lane: A Living Street

+/-28,700sf
28,700/340,344 = 8.4% of site

The Loop: Shared Ped/Cyclist Path

892 m (around site)
+ 69 m within Evergreen Plaza
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2352 m2

The adjacent diagram illustrates the 
proposed publicly accessible open spaces 
that are anticipated to be secured through 
legal agreement. 

All dimensions and areas are approximate 
and subject to further study and legal 
survey.

Dowler Lane: A Living Street
Area: 2670m2 (28,700 ft2)
Percentage of site area: 8.4%

Evergreen Plaza:
Area: 2352 m2 (25,000 ft2)
Percentage of site area: 7.3%

Evergreen Park:
Area: 2509 m2 (27,000 ft2)
Percentage of site area: 7.9%

'The Loop': A shared pedestrian and 
cycling path
Length: approximately 892m
Width: approximately 4m
Location: Varies. Located beyond the 
property boundaries along Dowler 
Place and (partially) along Hillside 
Avenue.
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Sustainable

Fair

Multi-Modal

Collaborative

Healthy

Diverse

1.	 Accessible van loading
2.	 Bicycle path
3.	 Into the Wild Playground, Den Haag 

by Dmau/Openfabric

4.	 Shared rooftop patio
5.	 Eleanor Apts, Seattle by Hewitt
6.	 The Burnham at Woodlawn Park, 

Chicago by Site

7.	 Trinity Bellwoods, Toronto by 
Richard Wengle Architects

8.	 Accessible raised planters
9.	 Rings Fountain, Boston

10.	Private balcony
11.	Landscaped walkway
12.	Gal·la Placídia, Barcelona
13.	Residential lobby at the street
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88
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14.	Bell Street Park shared street, 
Seattle




