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November 16, 2017 
File: 08.3060.20/077.17 

The District of North Vancouver 

INFORMATION REPORT TO COUNCIL 

AUTHOR: Robyn Hay, Development Planner 

SUBJECT: PUBLIC INFORMATION MEETING -340 MOUNTAIN HIGHWAY AND 1515-1537 RUPERT 
STREET 

REASON FOR REPORT: 

The purpose of this report is to inform Council of an upcoming facilitated Public Information 
Meeting. 

SUMMARY: 

Redic Developments is holding the required 
facilitated Public Information Meeting for 
Rezoning with Development Permit for a five 
storey building accommodating 26 stacked 
townhouses above one level of underground 
parking. The project is located at 340 
Mountain Highway and 1515-1537 Rupert 
Street. 

The staff report on the detailed application 
will include a summary of the input received. 

PUBLIC INFORMATION MEETING DETAILS: 

Date: 
Time: 
Location: 

Thursday, November 30, 2017 
7:00- 8:30pm 
North Shore Winter Club -
1325 E. Keith Road 
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SITE AND SURROUNDING 
AREA: 

The site is currently five single 
family lots. The property is 
approximately 1,870 m2 (20,130 
sq. ft.) in area. 

The site is currently designated 
RES Level 5: Low Density 
Apartment in the Official 
Community Plan (OCP) which 
envisions the site as a future 
multifamily site with an FSR of 
up to approximately 1. 75. 

The site is currently zoned RS4 
and the proposal will require 
rezoning to a new 
comprehensive development 
zone to accommodate the 
proposed development. 

The properties to the north, east and south are improved with single family homes. This residential 
precinct is designated for RES Level 5: Low Density Apartment in the Official Community Plan (OCP). 
The properties on the west side on Mountain Highway are improved with various commercial and 
industrial buildings. 

PROJECT DESCRIPTION: 

The project includes 26 
stacked townhouses in a five 
storey building. There is a 
large internal courtyard 
(designated as common area) 
located centrally on the site. 
The units are a mix of three 
and four bedroom units. The 
project includes 47 parking 
spaces and access to the 
underground parking is from 
Rupert Street. A total of 24 
bicycle parking spaces are 
proposed. 
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FORMAT OF MEETING: 

An independent facilitator will oversee the scheduled Public Information Meeting. Public input and a 
summary of the facilitated public information meeting will be forwarded to Council in the staff report 
at Council's consideration of the detailed application. A copy of the meeting notification flyer is 
attached. 

PUBLIC NOTIFICATION: 

1. In accordance with District policy, a Notification Flyer for the Public Information Meeting will be 
sent to owners and occupants within 100 metres; 

2. A notification sign will be erected onsite; and 
3. A newspaper advertisement will be placed in two editions of the North Shore News. 

Respectfully submitted, 

~v0J fi 
Robyn Hayv\ 
Development Planner 

Attachment: Notification Flyer 
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Meeting Agenda: 

Doors Open: 7:00 PM 

Open House Discussion: 

7:00-8:30 

Presentation: 7:30 PM-7:45 PM 

For further information please contact: 

Armin Khatoonabadi 
604-338-8496 

Robyn Hay 
604-990-2369 

Redic Development Inc. 

District of North Vancouver 
Development Planner 

Notice of a Public 

Information Meeting in Your 

Neighborhood 

Redic Developments Inc is hosting a Public 

Information Meeting to present the development 

proposal for 26 unit townhome building at 340 

Mountain Highway and 1515 -1537 Rupert St. 

This Information package is being distributed to the owners and 
occupants within 100m of the proposed development site in 

accordance with District of North Vancouver policy 

Meeting Time and Location: 

Thursday, November 30th, 2017 

North Shore Winter Club 

1325 E. Keith Road, North Vancouver 



The Proposal: 
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Redic Development Inc proposes to construct a 5 story 
townhouse building on 340 Mountain Highway and 
1515 -1537 Rupert St. 

The proposal is for 26 townhouses, which include 3 
four bedroom units, and 23 three bedroom units. 

The main pedestrian access to the building will be 
from Mountain Highway while the access to its 
underground parking is through Rupert St. 47 parking 
stalls are provided for residents and visitors. 

The proposal also includes improvement to both 
Rupert and Mountain Highway sidewalks, adding new 
bike lanes and provision of public art. 

?ROCESS FOR APPLICATIONS REQUIRING REZONING 
~HE DIS-:-RICT OF NORTH VANCOUVER 

DcPlcal Timetrame 
Publlc _ #1 Proponent submits Preliminary Application which Includes •-. 3 • 6 months 
Input opportunity for feedback Imm the community 

~Publlc_ 
...,,.Input 

#2 Proponent submits Detailed Rezoning Application 

! 
#3 Planning co-ordinates review by stall and advisory bodies 

#4 tntormatlon Report to council 
Plsnning informs Counc,1 on the eppliCIBnt's intention to hold 

a Public Information Mealing In the neighbourhood 

#5 Public Information Meeting 
Meeting Is organized and held by 111a app//r;ant In 

the neighbourhood 

#6 Detailed Staff Report 
Oetalled report to Council on the pro)ect Including a 

summary on lhe outcome of lhe Public Information Meeting. 
Report recommends Councll lntmduce rezoning bylaw and 

set a Public Hearing date or reject the application. 

Council requests 
ReVisiOns 

Rejection 

Public - I #7 Public Hearing Held 
Input 

#8 Bylaw Returned to Council 
Council may request ciarmcation on Issues raised at the Public 

Hearin!!, defeat. the Bylaw, or 11ive 2"" and 3ru readlnn 

#9 Council adapts Bylaw or defeats Bylaw 

Should you wish to contact Dis!rlcl Council. they can be reached st: 
cooncff@dnv.org 

'Tim• requbemonts can vary duo to the .,,.,-o11ndivfduol l)l0jects. 

• 

&months. 
1 year 

.. 
Typical Range: 
15-20 months• 
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340 Mountain Highway Development Application 

Public Information Meeting Summary Report 

Event Date:     November 30, 2017 
Time:       7:00pm – 8:30pm 
Location:     North Shore Winter Club  
Attendance:     5 members of the public signed in    
Comments:   2 comment sheets 
 
Meeting Purpose:  1) To present development application materials to neighbours 
  2) To provide an opportunity for the public to ask questions about the 

development 
  3) To provide an opportunity for neighbours to comment on the proposal. 
 
Notification: 
In accordance with District of North Vancouver policies: 
 
Notification Brochures 
Invitations and informational packages were delivered to owners and occupants within a 100m radius 
from the property, meeting District requirements. Appendix A: Notification includes a copy of the 
invitation packages. 
 
Notification Sign 
A sign notifying neighbours of the proposal was installed on the property. A photograph of this sign can 
be found in Appendix A: Notification.  
 
Newspaper Ad 
A newspaper ad was placed in the North Shore News on Sunday, November 26 and Wednesday, 
November 29, 2017. A copy of the ad is included in Appendix A: Notification.   
 
Attendance: 
Five members of the public signed in for the meeting. A copy of the sign‐in sheet is included in Appendix 
B.  
 
The following District staff and project team members were in attendance: 
 
District of North Vancouver: 

 Robyn Hay, Planner 
 
Project Team: 

 Adel Bellemlih, Redic Developments Inc.  

 Armin Khatoonabadi, Redic Developments Inc. 

 Hamidreza Ahmadian, Redic Developments, Inc. 

 Peter Hildebrand, Iredale Architecture 
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 Daryl Tyacke, ETA Landscape Architecture 
 
Facilitators: 

 Steven Petersson, Petersson Planning Consulting 

 Kathleen Heggie, Petersson Planning Consulting 
 
 
Overview: 
 
The meeting was held in an Open House format. Meeting participants could browse the display boards 
and engage with the project team and the District Planner directly. A planned presentation and 
facilitated question and answer period took place part way through the meeting. The facilitators listened 
for questions and comments and noted them on a flip chart for all to see.  
 
The participants were invited to submit written comments to the facilitator or to the municipal planner. 
Comment sheets are attached in Appendix C.  
 
The key themes of the evening were parking, traffic, and building design.  
 
Public Dialogue: 
(Q = Question, A = Answer, C=Comment, and the number is to track the dialogue) 
 
Q1  Could you show me how the shadows will be cast from your proposed building? 
  A1 (The shadow analysis was presented to the participant to their satisfaction) 
 
C2   I like the project.  
 
C3  Finding on‐street parking is challenging in our neighbourhood. Some people park on the street, 

and then take a bus from Phibbs Exchange.  
A3  The proposal provides more on‐site parking than the District normally requires in order 

to reduce the probability that residents will park on the street.  
 

Q4  What is the parking ratio?  
A4  1.8 spots per unit, which exceeds the required 1.6.  
 

C5  These sorts of projects sell out quickly, often to realtors.  
A5  Redic Developments intends to offer a two‐week sales window to local residents only.   
 

C6  I like the colours and the shape.  
 
C7  Traffic patterns on Mountain Highway have changed recently. Since the Keith Road bridge was 

constructed, people driving eastbound on Keith Street towards Highway 1 avoid queues by 
driving south on Mountain Highway. I live on Rupert Street, a dead end. It is hard for me to turn 
off my street onto Mountain Highway because of this new traffic pattern.  
 

C8  I live on Crown Street. We need more townhouse projects like this!  
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C9   I like the proposed landscaping that will attract birds.  
 
Q10  The site plan has a lot of open space in the courtyard. Why aren’t you optimizing your allowed 

square footage?  
A10  We are using all of the permitted floor space. We designed the building and landscape 

to allow for an open courtyard in the middle of the site. The proposed layout is a form 
that is suitable for families.   

 
Q11  How many properties did you consolidate for this project? 

A11   Five 33‐foot lots (one of them being half of a 66‐foot lot). There’s a 6th 33‐foot lot 
owned by the developer, but it will be used for parking during construction. To the east, 
there are 4 other lots on which there will presumably be another development 
sometime in the future.   

 
Q12  Was there a change from the Official Community Plan, which planned for development to cross 

the lane north of Rupert and be sited north‐south, rather than east‐west?  
A12  The siting of future developments was only roughly laid out in that plan: the east‐west 

configuration in the Plan was suggestive and conceptual, rather than a requirement. It is 
difficult for policy planners to lay out sites with that degree of detail, because the actual 
future development will depend on how properties are assembled, and other factors. A 
key part of the community plan land use map was to accommodate parks and green 
space into future development, which this proposal does.   

 
C13  It’s a great looking project. It has an enduring look.  

A13   We try to avoid forms and materials that are trendy because we wanted to design a 
project that will age gracefully, rather than look dated shortly after construction.  

 
Q14   Will this be a wood‐frame building? 

A14  The parkade and courtyard will be concrete, and the upper floors will be  wood‐frame 
with concrete topping on the floors.    

 
C15   Very impressive.  
 
Q16   Is parking underground? 

A16  Yes.   
 
Q17  Would the District consider making Rupert Street resident‐only parking? 

A17      (Robyn) The District might consider this over time, depending on other future 
developments.  

 
Comment Sheet Summary 
Comments and emails were received for a two‐week response period after the meeting. Two comment 
sheets were submitted after the meeting. Both comment sheets expressed support for this proposal 
based on its design, and the need for newer, denser housing options in North Vancouver.  
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Conclusion 
The purpose of this public meeting was to present to neighbours the proposed development concept, 
and provide them with an opportunity to ask clarifying questions and comment on the proposal. 
Invitations were mailed to all neighbours within 100 m of the property, and five community members 
attended. Two newspaper ads notified the community of the meeting.  
 
The public could participate in this process in three ways: 

 browsing boards 

 talking to the project team and District Planner  

 submitting written comments.  
 
The meeting length and format was sufficient to provide all participants an opportunity to learn more, 
ask questions, and make the comments they wished to provide that evening. Participants asked the 
development team and District planner a variety of questions, mostly related to parking, traffic, and 
building design. Few members of the public attended, which enabled those who did attend to enjoy a 
fulsome conversation with the project team and planner. No opposition to the project was heard, and 
most participants expressed their support for the proposed project.  
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Appendix A: Notification 
Newspaper Advertisement: North Shore News November 26 and 29, 2017 
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Notification Brochure 

 



340 Mountain Highway Development Application: Public Information Meeting Summary Report 

	

	

Petersson Planning Consulting                                                                                                                                            Page 9 

	

 

   



340 Mountain Highway Development Application: Public Information Meeting Summary Report 

	

	

Petersson Planning Consulting                                                                                                                                            Page 

10 

	

Notification Sign 
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Appendix B: Sign‐in Sheet 
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Appendix C: Public Comments: Written Submissions  
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From: Robert Shaw
To: DNV Input
Subject: Public Hearing regarding 340 Mountain Highway & 1515-1537 Rupert St
Date: June 01, 2018 3:28:24 PM

Dear district of North Vancouver,
 
     I am writing to disapprove of the districts propose to amend the zoning bylaw.  There is way too
much density being created in the district of North Vancouver and I am finally fed up.  North
Vancouver used to be a comfortable spot to live and now that is changing.  Too many people not
enough infrastructure and what seems to be an endless interest to implement large density.  I vote
to not allow the proposed zoning change.
 
Thank You

Robert Shaw
 



From: The Bonds
To: DNV Input
Subject: Bylaw 8290
Date: June 12, 2018 6:13:37 PM

Dear Mayor and Council,
 
My name is Kelly Bond. I currently reside at , in a purpose built rental townhouse
complex in Lynn Valley Town Centre. 
 
At this time, I wish to express my heartache and condolences to neighbours a mere 45 second walk from
my front steps who have been affected by loss of life and livelihood after Monday Morning's horrific, life
altering inferno.  The offers of support from the Lynn Valley and North Shore community continues to be
commendable and I would hope that as the hours pass into days and weeks, all will continue to rally their
offers of support for those affected.
 
 
Rental townhomes are a very rare and valuable commodity in the District of North Vancouver.  While I
appreciate that this project proposes an increase to family-sized 3 and 4 bedroom townhomes in the
Lower Lynn Town Centre,  I sincerely regret that, rather than requiring a portion of them to be rental
homes, this application would only speak to the 'possibility' of an increase of this type of rental housing IF
strata owners choose to rent out their unit.   I would urge both the district and the developer to negotiate a
portion of them as market rental homes in order to add to the rental supply for middle to higher income
renters.  Not every family or couple wishes to or can purchase a townhome and more options for this
demographic to rent housing other than kennel sized condominium or apartment is needed.
 
Additionally or alternately, lock off units in these townhouses (OCP 7.2.2), wherein a 1 bedroom rental
suite is added, would provide an increase to the rental supply as well as more opportunity to young
couples, missing middle, and families to supplement their mortgage and make ownership more affordable
here.
 
The supply of visitor parking is too low for a 26 unit townhouse development in this already difficult to park
in neighbourhood.  What portion of the 3 visitor parking spaces will be handicap parking?
 
While the staff report states that the Development Cost Charges are to be payable at the applicable rate
on the date of the building permit,  it is my understanding from the Director of Planning that any
development applications that are IN STREAM are actually calculated at the rate that was in place at the
time the pre-application was filed. Is this correct?
 
The negotiated Community Amenity Contributions should be put towards affordable housing for the
District of North Vancouver during this housing crisis which Reporter Douglas Todd has billed the worst
crisis since World War II.  Going forward, CAC's should be allocated to an appropriate fund or
improvement by Council at the time of rezoning.  I urge council to make this change immediately.
 
I am concerned also with the fire access to the property on the North side of the proposed development,
in light of the implementation plan's recommendation to close it off. Has the plan been reviewed for fire
prevention access.
 
Thank you for considering my comments.
 
------------------------------------------
Kelly Bond
------------------------------------------
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