
Welcome to the CALUC Meeting for 2501 Blanshard Street

The meeting will commence shortly. Thank you for your 

patience as we welcome virtual and in-person attendees.

- Hillside-Quadra Neighbourhood Action Committee (NAC) and BC Housing Team 

N
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BC Housing and their team acknowledges and offers 
gratitude to the Lekwungen speaking peoples, home of 

the the Lək̓ʷəŋən (Songhees) and Xwsepsum (Esquimalt) 
Nations, on whose traditional lands we work and live.
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4Future Evergreen

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.

Redevelopment Process | BC Housing Project Objectives: 
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Redevelopment Process | Timeline 

Comprehensive Planning 

Phase 1 - Feasibility Analysis Phase 2 - Development of Preferred Plan

We will ‘support’ in finding
After construction, you will still

Let’s Imagine It Together 
12 months

Let’s Build It Together 
2024+

Let’s Plan It Together 
18–24 months

As we begin to plan for the future of Evergreen Terrace—to create 
more sustainable, affordable housing and community spaces—we 
are calling on you to share your thoughts and help shape the vision 
of what’s to come.

O
c
to

b
e
r 

2
0
2
2
 |
 N

A
C

 M
e
e
ti
n
g

M
a
y
 2

0
2
2
 |
 N

A
C

 M
e
e
ti
n
g

M
a
rc

h
 2

0
2
3
 |
 W

o
rk

s
h
o
p
s

2025+2025+

M
a

y
 2

0
2

3
 |
 Q

u
a
d
ra

 V
ill

a
g
e
 D

a
y

J
u
n

e
 2

0
2

2
 |
 Q

u
a
d
ra

 V
ill

a
g
e
 D

a
y

A
p
ri
l 
2
0
2
3
 |
 N

A
C

 M
e
e
ti
n
g

S
e
p

te
m

b
e
r 

2
0
2
3
 |
 N

A
C

 M
e
e
ti
n
g

N
o
v
e

m
b

e
r 

2
0
2
3
 |
 C

A
L
U

C
 M

e
e
ti
n
g



6Future Evergreen

• Tenants

• First Nations

• Community

� � � � � � � � � � � � � � � � �

Let’s Imagine It Together

 

ther

September 2022

Since the launch of the community planning process 
in January 2022, BC Housing has been reaching out 
to engage with current tenants of Evergreen Terrace 
and Family Members of Spaken House. BC Housing has 
also been engaging with the broader community and 
neighbourhood stakeholders to seek input into the 
redevelopment plan. 

The voices of tenants, Family Members and the community 
will ensure that the collective hopes, needs and values 
are reflected as much as possible in an imaginative, 
comprehensive and practical redevelopment plan.

We have listened, learned a lot from you, and want 

to share a summary of what we have heard so far.

Tenant and Stakeholder Engagement 
Summary of Events and Activities

Engagement Activities
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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. 
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Sustainable

Fair

Multi-Modal

Collaborative

Healthy

Diverse

Guiding Principles
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Tenant Support

• All tenants provided with continuity 

of housing within the existing 

rental arrangement structure, 

unless income or family size has 

changed 

• Tenants supported through 

phasing disruptions

• An individual tenant relocation and 

support plan will be developed for 

every tenant

• www.letstalkhousingbc.ca/victoria-

evergreen-terrace

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
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Social Housing 

Replacement

(low incomes)

Housing with 
Supports

Temporary housing 

for women and 

children at Spaken 

House

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.

on site at Evergreen Terrace?

Yes.

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?

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

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.

on site at Evergreen Terrace?

Yes.

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?

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

Existing

BLANSHARD

BAY

HIL
LSID

E
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Future

Non-Market Affordable Rental
(moderate to middle incomes)

Market Rate Rental

(middle incomes)

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.

on site at Evergreen Terrace?

Yes.

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?

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

+

+/- 700

additional

units

Social Housing 

Replacement

(low incomes)

Housing with 
Supports

Temporary housing 

for women and 

children at Spaken 

House

21

replacement 

units

175 

replacement  

units
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Planning and Policy Context

• Official Community Plan  
• Hillside-Quadra Neighbourhood Plan                    

• Parks and Open Space Master Plan

• Urban Forest Master Plan 

• Arts and Culture Master Plan

• Victoria Housing Strategy

• Inclusionary Housing and Community Amenity Policy 

• Missing Middle Housing Policy                              

(under development, ongoing)

• GO Victoria, Sustainable Mobility Strategy 

• Placemaking Toolkit

• Design Guidelines (Development Permit Areas) 

• Zoning Bylaw 

• Tree Protection Bylaw 

• Streets and Traffic Bylaw 
• Subdivision and Development Servicing Bylaw

Official Community Plan
JULY 2012

Updated: September 7th, 2023
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21    Hillside-Quadra Neighbourhood Plan | city of victoria
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Future Land Use Summary

This section provides a summary of 

future land uses envisioned for the 

Hillside-Quadra Neighbourhood. 

Further details are provided in 

subsequent sections or related  

City plans and policies as noted. 

�Relevant Policies and Bylaws 

Official Community Plan 

Missing Middle Housing Policy 
(under development)

Inclusionary Housing and 
Community Amenity Policy 

Design Guidelines (Development 
Permit Areas)

Zoning Bylaw

Tree Protection Bylaw

Map 3: Hillside-Quadra Land Use (for reference only, please see OCP) 

Urban Residential

Traditional Residential

Large Urban Village

Small Urban Village

Housing Opportunity

Mixed Residential

Public Facilities, Institutions, 

Parks and Open Space

*Includes only Designations Shown

Special Planning Area

OAKLANDSOAKLANDS

NORTH NORTH 

PARKPARK

FERNWOODFERNWOOD

BURNSIDEBURNSIDE

Hillside-Quadra Neighbourhood Plan                    

2022

• Housing Opportunity

• Special Planning Area

“Consider future renewal of Evergreen 

Terrace that adds affordable and mixed-
income housing in a mix of building 
types, green spaces and amenities, and 
sustainable transportation options.”

“Seek to deliver a minimum of 400-500
net new non-market housing units.”

Planning and Policy Context
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Planning and Policy Context

OCP, 2023

“Additional increased density of 

approximately 2.5:1 may be considered 
for projects where substantial public 
benefit is provided”

Hillside-Quadra Neighbourhood Plan, 

2022

“An underlying Urban Place Designation 
may provide general guidance for the 
envisioned scale and character but does 
not constrain potential for other uses, 

densities, or built forms which should be 
established through additional planning 
and engagement.”

2
0

2
1

Hillside Quadra
Neighbourhood Plan | City of Victoria

2
0
2
2

Hillside-Quadra



15Future Evergreen

Defining Density

FSR = Floor Space Ratio

• How the City measures the amount of building 

area allowed on a property, aka ‘density’

• Is equal to the total building area divided by the 
site area

Examples of 1:1 FSR
A property
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Examples of 2.5:1 FSR

Defining Density

• The shorter the building, the less 

open space is left at the ground 

level

• The taller the building, the more 

open space at the ground level

A property



17Future Evergreen

Quality and Livability

• Accessibility (site, buildings, select units)

• Elevator access

• Secure parking (vehicle, bicycle)

• Acoustic separation

• Thermal comfort 

• Designed to meet BC Housing Guidelines 

including:

• Functional layout

• Slightly larger unit sizes

• Additional bathrooms for 3 bedroom units and larger

• In-building laundry (in-suite laundry considered for 

family and accessible units) 

• Resident common space 

• Building management office

BC HOUSING

Design  
Guidelines and
Construction 
Standards
 2019
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Site Analysis
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ParkPark
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ElementaryElementary
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1970's Oblique Aerial view of Blanshard Street looking south towards 
Bay Street (Blanshard Court)

City of Victoria, Item M08574

1928 Aerial Photo
source: City of Victoria

Present day

Past and Existing Site Development

N
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Rock Bay Creek

Pre-development: 

• Flowed from Harris Pond to Rock Bay

1890: Culverted

Present Day:

• Large brick culvert

• Near bottom of watershed

• Stormwater is contaminated from road 

runoff and other upstream impervious 
surfaces

• Short section of creek runs through the 

site

Notes0 250 500 m

Notes

Underground Creek

N
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Site Considerations
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Community 

Centre

950 

Kings
Quadra 

Village

Mature

Trees

Well-located 

(shopping, transit, services)

Adjacent to fast-moving streets Statutory right-of-ways

(Kings Road, utilities, etc.)

Mature Trees Cherished resident open space

Culverted 

Creek
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• Recognize and acknowledge First Nations history

• Study past land use patterns and neighbourhood development

• Commemorate historic Rock Bay Creek

 illen

Archaeological Overview Assessment
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Based on 1884 Map from the City of Victoria
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B
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BLANSHARD

DOWLERDOWLER

• Where feasible, retain mature, healthy trees

• Plant new trees

Existing Trees

N
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B
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BLANSHARD

DOWLERDOWLER

Connection and Access

• Improve existing neighbourhood connections - Kings, Bay, 

Dowler 

• Make new connections - ie. Summit, Hillside crosswalk

• Coordinate underground parking, loading, service access off 
of Dowler Place and Dowler Lane

P P
P P

N
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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

N
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Public Open Space Network

3

22

• 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)

1 44

N
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Private Open Space

• 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

Resident Resident Resident

N
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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

N
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Stormwater Management

• 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

N
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Site Planning Framework

Historic and/or piped location of Rock Bay Creek

Retained Trees

Improved/new pedestrian/bicycle connections

Improved/new pedestrian crossings

Vehicle access and parkade entrances

Circular recreational route (walking/rolling)

Key Public Open Spaces: 1 (plaza), 2 (park)

Resident Only Space

Street level building entrances

Stormwater Management Opportunities (onsite) offsite not shown for clarity
P

P P

P P
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2.2.
Evergreen Evergreen 

ParkPark
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88
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A2A2

B1B1

B2B2

D1D1

E1E1

C1C1

C2C2

E2E2

77

88

1.1.
Evergreen Evergreen 

PlazaPlaza

4. Dowler Lane: A Living Street4. Dowler Lane: A Living Street 5. Dowler Place5. Dowler Place

Blanshard StreetBlanshard Street

33 33

H
ill

s
id

e
 A

v
e
n
u
e

H
ill

s
id

e
 A

v
e
n
u
e

B
a
y
 S

tr
e
e
t

B
a
y
 S

tr
e
e
t66

66

Concept Plan

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)

DAUSTUDIODAUSTUDIO
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Future Evergreen

• Approx. 900 units of housing 

• Building heights +/- 6 to 20 storeys

• FSR 2.5:1
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Ground-oriented Units
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Trees to be retained  

New Trees

Tree Retention, Replacement and Addition

Tree Retention Diagram

2023.05.25

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

2023.05.25

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

#

#

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

N



37Future Evergreen

Parking

• Underground Parking

• Secure Bicycle Parking 

• Accessible pick and drop off 
area

• TDM

N

Underground Parking

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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DOWLER PLACE
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Public Open Space

2023.09.21

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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Open Space Network | Public

1. Evergreen Plaza 

2. Evergreen Park

3. The Loop

4. Dowler Lane: A Living Street 

 
11 2233

44

33

33

N



39Future Evergreen

Open Space | Existing vs Future
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% of site:

Parking/vehicle movement: 18%

Resident only: 9.7%

Public: 3.4%

 

% of site:

Parking/vehicle movement: 5%

Resident only: tbd

Public (park/plaza): 15%

*the loop not included
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% of site:

Parking/vehicle movement: 18%

Resident only: 9.7%

Public: 3.4%

 

% of site:

Parking/vehicle movement: 5%

Resident only: tbd

Public (park/plaza): 15%

*the loop not included

 

Existing Evergreen Terrace

Percentage of site area:

18% Parking/vehicle movement

3.4% Public

 

Future Evergreen

Percentage of site area:

5% Parking/vehicle movement

15% Public park/plaza
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Open Space Network | Resident/Private

Landscaped Courtyards

Rooftops  

Private Patios

Balconies  

N

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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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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Circulation: Driving

Southbound movement

Northbound movement

1. Blanshard corners

2. Blanshard street edge 

3. Dowler Lane (shared) 

4. Kings Road/ Dowler Place 

intersection

5. Dowler Place re-imagined

6. Dowler Place/ Bay Street

 

STREET SECTIONS
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Circulation: Walking and Cycling

Pedestrian/bicycle 

Shared Street  
(pedestrian/bicycle priority)

Shared Street   
(bicycles/vehicles)

Bicycle lanes   
(existing; onstreet)

Separated bicycle path  
(off street)

Pedestrian pathways 
(public use)

Resident site access 

Bus Stop (tbc) N

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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The Numbers

Site Area (sqft) = 340,334 (7.8 acres)

2.5:1 FSR

Gross Floor Area (sqft) 850,800

Replacement Units 196

Additional Residential Units 704

Total Units +/- 900
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The Numbers

Standard BC Housing 

Unit Size (sqft)
% Distribution 

(tbc)

Studio 350 10%

1 bedroom 525 19%

2 bedroom 725 36%

3 bedroom 925 25%

4 bedroom 1200 10%

Units with more than 4 bedrooms will be considered at the 

Development Permit Stage

ADD IMAGE (RENDER/ZOOM IN)ADD IMAGE (RENDER/ZOOM IN)

BLANSHARD STREET

BLANSHARD STREET
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Next Steps:

We will ‘support’ in finding
After construction, you will still

Let’s Imagine It Together 
12 months

Let’s Build It Together 
2024+

Let’s Plan It Together 
18–24 months

As we begin to plan for the future of Evergreen Terrace—to create 
more sustainable, affordable housing and community spaces—we 
are calling on you to share your thoughts and help shape the vision 
of what’s to come.
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Phase 1

Construction Start

2025; 15-20 year 

build out

Detailed design and 

Development Permit 

for each building



Sustainable

Fair

Multi-Modal

Collaborative

Healthy

Diverse

Email: EvergreenTerrace_Redev@bchousing.org             www.letstalkhousingbc.ca/victoria-evergreen-terrace


