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The Corporation of the District of North Vancouver
Bylaw 8455

A bylaw to amend District of North Vancouver
Official Community Plan Bylaw 7900, 2011

The Council for The Corporation of the District of North Vancouver enacts as follows:
Citation

1. This bylaw may be cited as “District of North Vancouver Official Community Plan
Bylaw 7900, 2011, Amendment Bylaw 8455, 2020 (Amendment 41)”.

Amendments

2. District of North Vancouver Official Community Plan Bylaw 7900, 2011 is amended as
follows:

a) Map 2 Land Use: as illustrated on Schedule A, by changing the land use
designation of the properties on Map 2 from “Residential Level 6: Medium
Density Apartment” (RES6) to “Commercial Residential Mixed-Use Level 3"
(CRMU3)

READ a first time November 2" by a majority of all Council members.

PUBLIC HEARING held

READ a second time by a majority of all Council members.
READ a third time by a majority of all Council members.
ADOPTED by a majority of all Council members.
Mayor Municipal Clerk

Certified a true copy

Municipal Clerk



Schedule A to Bylaw 8455
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The Corporation of the District of North Vancouver

Bylaw 8456

A bylaw to amend District of North Vancouver Zoning Bylaw 3210, 1965

The Council for The Corporation of the District of North Vancouver enacts as follows:
1. Citation

This bylaw may be cited as “District of North Vancouver Rezoning Bylaw 1402 (Bylaw
8456)".

2. Amendments

2.1 District of North Vancouver Zoning Bylaw 3210, 1965 is amended as follows:

€) Part 2A, Definitions is amended by adding CD130 to the list of zones that
Part 2A applies to.

(b) Section 301 (2) by inserting the following zoning designation:
“Comprehensive Development Zone 130 CD130”

(c) Part 4B Comprehensive Development Zone Regulations by inserting the
following, inclusive of Schedule B:

“4B130 Comprehensive Development Zone 130 CD130
The CD130 zone is applied to:

i) Lot A Except: Part Dedicated Road on Plan BCP17008 Block 41
District Lot 204 Group 1 New Westminster District Plan 1340
(PID: 013-694-944);

i) Lot 3 Block 41 District Lot 204 Plan 1340 (PID: 014-742-527);

iii) Lot 4 Block 41 District Lot 204 Plan 1340 (PID: 014-742-535);

iv) Lot 5 Block 41 District Lot 204 Plan 1340 (PID: 014-742-543);

V) Lot 6 Block 41 District Lot 204 Plan 1340 (PID: 002-622-165);

Vi) Amended Lot 7 (See 219838L) Block 41 District Lot 204 Plan 1340
(PID: 014-742-551); and

vi)  Amended Lot 9 (See 219839L) Block 41 District Lot 204 Plan 1340
(PID: 010-856-731).



4B 130 — 1 Intent

The purpose of the CD 130 Zone is to permit a medium-density rental
residential development.

4B 130 — 2 Permitted Uses

The following principal uses shall be permitted in the CD 130 Zone:
a) Uses Permitted Without Conditions:

Not applicable
b) Conditional Uses:

Residential use

4B 130 — 3 Conditions of Use

a) Residential: Residential uses are only permitted when the following
conditions are met:

() Each dwelling unit has access to private or semi-private outdoor
space with the exception of the ground floor units on the east
elevation; and

(i) Balcony and deck enclosures are not permitted.

4B 130 — 4 Accessory Use

a) Accessory uses customarily ancillary to the principal uses are
permitted.

b) Home occupations are permitted in residential units.

4B 130 — 5 Density

a) The maximum permitted density is 1,382.7m? (14,883.3 sq. ft.) and 7
residential units.

b) For the purpose of calculating gross floor area the following are
exempted:
i. Any floor areas below finished grade;
ii. Amenity space(s) to a maximum of 185m?2 (1,991 sq. ft.);
iii. Mechanical and electrical rooms up to a maximum of 130m2 (1,399
sq. ft.);
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iv. Garbage room(s) up to a maximum of 55m2 (592 sq. ft.);

v. At-grade parking including that which is covered by building above
and open on at least one side; and

vi. The area of balconies and covered patios.

c) For the purposes of calculating FSR the lot area is deemed to be
3,072.6 m2 (33,073 sq. ft.) being the site size at the time of rezoning.

d) Balcony and deck enclosures are not permitted

4B 130 — 6 Amenities

a) Despite Subsection 4B130 — 5, permitted density in the CD130 Zone is
increased to a maximum of 9,105 m2 (98,005 sq. ft.) gross floor area
and 140 units if the owner enters into a Housing Agreement to secure

the units as rental in perpetuity.

4B 130 — 6 Setbacks

a) Buildings shall be set back from property lines to the closest building
face (excluding any partially-exposed underground parking structure) as
established by development permit and in accordance with the following

regulations:

Setback Buildings (Minimum Setback)
North (Oxford Street) 4.0m (13.1 ft)

East (Lane) 1.2m (3.9 ft)

West (Mountain Highway) | 2.2m (7.2 ft)

South (Lane) 4.4m (14.4 ft)

b) Decks and patios are excluded from the setback requirements.

4B130 — 7 Height

The maximum permitted height is:
a) Multi-family apartment building: 23.0m (75.5 ft);

4B 130 — 8 Coverage

a) Building Coverage: The maximum building coverage is 75%.

b) Site Coverage: The maximum site coverage is 85%.
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4B 130 — 9 Landscaping and Storm Water Management

a) All land areas not occupied by buildings and patios shall be
landscaped in accordance with a landscape plan approved by the

District of North Vancouver.

b) A 2m (6.6 ft) high screen consisting of a solid wood fence, or
landscaping or a combination thereof, all with minimum 90% opacity, is

required to screen from view:

i) any utility boxes, vents or pumps that are not located underground

and/or within a building; and

i) any solid waste facility(garbage, recycling, compost with the
exception of temporary, at-grade staging areas) or loading areas
that are not located underground and/or within a building.

4B 130 — 10 Parking, Loading and Servicing Regulations

a) Parking and loading are required as follows:

Use

Parking Requirement

Residential dwelling unit in a building
designated rental in perpetuity by way
of a housing agreement or legal
covenant

0.55 spaces per unit to a maximum
of 0.61 spaces per unit

Visitor 0.1 spaces per unit
Car Share 2 spaces
Loading 1 space

b) Small Car are permitted under the following conditions:
i) The ratio of small car parking spaces in the CD130 Zone shall
not exceed 53% of the total vehicle parking requirement.

c) Parking Setbacks from the lane from which parking spaces are directly

accessed is permitted to be 0 m (O ft).

d) Bicycle parking is required as follows:

Use Bicycle Parking Requirement
Residents 1.26 spaces per unit
Visitors 6 spaces

e) Except as specifically provided in 4B130 - 10 (a), (b), (c), and (d)
parking shall be provided in accordance with Part 10 of this Bylaw.”
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(d)  The Zoning Map is amended in the case of the lands illustrated on the
attached map (Schedule A) by rezoning the land from Single Family
Residential 6000 zone (RS4) to Comprehensive Development Zone 130
(CD130).
READ a first time November 29, 2020
PUBLIC HEARING held
READ a second time

READ a third time

Certified a true copy of “District of North Vancouver Rezoning Bylaw 1401 (Bylaw 8456)”
as at Third Reading

Municipal Clerk

APPROVED by the Ministry of Transportation and Infrastructure on

ADOPTED

Mayor Municipal Clerk

Certified a true copy

Municipal Clerk
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Schedule A to Bylaw 8456
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The Corporation of the District of North Vancouver

Bylaw 8457

A bylaw to waive Development Cost Charges

The Council for The Corporation of the District of North Vancouver enacts as follows:
Citation

1) This bylaw may be cited as “Mountain Highway Development Cost Charges Waiver
Bylaw 8457, 2020".

Waiver

2) Development Cost Charges are hereby waived in relation to the Eligible
Development proposed to be constructed on the lands shown on the attached plan
and the development cost charge rates for the Eligible Development are hereby set
at zero.

3) For the purpose of this Bylaw “Eligible Development” means not more than six (6)
affordable rental housing units, each unit not exceeding 50 mz in floor area, to be
constructed in the proposed six storey apartment building, and where the affordable

rental rate structure is secured by way of an affordable housing agreement bylaw,
restrictive land use covenant or other measure acceptable to the Municipal Solicitor.

READ a first time November 2", 2020
READ a second time
READ a third time

ADOPTED

Mayor Municipal Clerk

Certified a true copy

Municipal Clerk



Schedule A to Bylaw 8457
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The Corporation of the District of North Vancouver
Bylaw 8458

A bylaw to enter into a Housing Agreement

The Council for The Corporation of the District of North Vancouver enacts as follows:
Citation

1. This bylaw may be cited as “Housing Agreement Bylaw 8458, 2020 (220 Mountain
Highway)”.

Authorization to Enter into Agreement

2. The Council hereby authorizes a housing agreement between The Corporation of the
District of North Vancouver and TPL Developments Oxford GP Inc., Inc. No.
BC1079915 substantially in the form attached to this Bylaw as Schedule “A” with
respect to the following lands:

a) Lot A Except: Part Dedicated Road on Plan BCP 17008 Block 41 District Lot
204 Group 1 New Westminster District Plan 1340 (PID: 013-694-944),

b) Lot 3 Block 41 District Lot 204 Plan 1340 (PID: 014-742-527);

c) Lot 4 Block 41 District Lot 204 Plan 1340 (PID: 014-742-535);

d) Lot 5 Block 41 District Lot 204 Plan 1340 (PID: 014-742-543);

e) Lot 6 Block 41 District Lot 204 Plan 1340 (PID: 002-622-165);

f) Amended Lot 7 (See 219838L) Block 41 District Lot 204 Plan 1340
(PID: 014-742-551); and

g) Amended Lot 9 (See 219839L) Block 41 District Lot 204 Plan 1340
(PID: 010-856-731).

Execution of Documents

3. The Mayor and Municipal Clerk are authorized to execute any documents required to
give effect to the Housing Agreement.

READ a first time November 2"9, 2020

READ a second time

READ a third time

ADOPTED
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Mayor Municipal Clerk

Certified a true copy

Municipal Clerk

Document: 4512243



Schedule A to Bylaw 8458

SECTION 219 RENTAL HOUSING AGREEMENT COVENANT
and RENT CHARGE

THIS AGREEMENT dated for reference the __ day of , 2020

BETWEEN:

AND:

TPL Developments Oxford GP Inc., Inc. No. BC1079915
200-1111 West Hasting Street, Vancouver, BC, V6E 2J3

a company incorporated under the laws of the Province of British
Columbia having an office at

(the “Developer ™)

THE CORPORATION OF THE DISTRICT OF NORTH
VANCOUVER, 355 West Queens Road, North Vancouver, BC
V7N 4N5

(the "District™)

WHEREAS:

A

The Developer is the registered owner in fee simple of lands in the District of North
Vancouver, British Columbia legally described in Item 2 of the Form C General
Instrument Part 1 to which this Agreement is attached and which forms part of this
Agreement (the “Land”);

Section 219 of the Land Title Act permits the registration of a covenant of a negative or
positive nature in favour of the District in respect of the use of land, construction on land
or the subdivisions of land;

Section 483 of the Local Government Act permits the District to enter into a housing
agreement with an owner of land, which agreement may include terms and conditions
regarding the occupancy, tenure and availability of dwelling units located on the Land;
and

The Developer and the District wish to enter into this Agreement to restrict the
subdivision and use of, and construction on, the Land on the terms and conditions of this
agreement, to have effect as both a covenant under section 219 of the Land Title Act and
a housing agreement under section 483 of the Local Government Act.

NOW THEREFORE in consideration of the sum of $10.00 now paid by the District to the
Developer and other good and valuable consideration, the receipt and sufficiency of which the
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Owner hereby acknowledges, the parties covenant and agree pursuant to section 219 of the Land
Title Act (British Columbia) as follows:

1. Definitions — In this Agreement and the recitals hereto:

(a)

(b)

(©)

(d)

()

(f)

(9)

“Affordable Rental Units” means collectively the studio Dwelling Unit and 5 one
bedroom Units, shown in Schedule “A”, provided that the Owner may from time
to time, subject to obtaining the prior written approval of the Director, which
approval will not be unreasonably withheld, substitute other Dwelling Units in the
Building as the Affordable Rental Units in place of the Dwelling Units shown on
Schedule “A”, provided that the mix of Affordable Rental Units does not change
and the aggregate number of Affordable Rental Units in the Building will always
be no less than 6. The Director’s approval of a proposed substitute Dwelling Unit
will not be withheld provided that the proposed substitute Dwelling Unit is, in the
reasonable opinion of the Director, at least equal to the Dwelling Unit being
substituted in size, quality and condition;

“Annual Allowable Adjustment” means an increase in the Maximum Rate once
each calendar year by the lesser of:

Q) the 12 month average percent increase in the Consumer Price Index for the
previous calendar year; or

(i) the average percent increase in the rent charged for those Market Rental
Units of similar size which are occupied at any time during the applicable
calendar year,

If the 12 month average percent change in the Consumer Price Index for any
calendar year is less than zero then the affordable rent for the following year must
not be increased, but may be decreased at the Owner’s discretion;

“Approving Officer” means the approving officer for the District appointed under
the Land Title Act;

“Building” means the building on the Land contemplated by Development Permit
No. and by the Development Covenant;

“Consumer Price Index” means the all-items consumer price index published by
Statistics Canada, or its successor in function, for British Columbia (based on a
calendar year);

“Development Covenant” means the covenant under section 219 of the Land Title
Act dated for reference , 20__ granted by the Owner to the District and
registered at the LTO against the Land under number CA ;

“Director” means the District’s General Manager of Planning, Permits and
Properties and his or her designate;
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(h)

1)

(k)
0]

(m)

(n)

(0)

(P)

(@)

“Discounted CMHC Rental Rate” means for each Affordable Rental Unit:

Q) for the calendar year in which a certificate of final occupancy is issued for
the Building by the District, the amount set out in Schedule “B” for the
applicable Affordable Rental Unit increased by the Annual Allowable
Adjustment from the calendar year in which this Agreement is executed
and delivered by both parties until the calendar year in which the final
occupancy permit is issued; and

(i) for each subsequent calendar year, an amount not greater than the rent for
the preceding calendar year increased by the Annual Allowable
Adjustment for such preceding calendar year;

"Dwelling Unit™" has the meaning given to it in the Zoning Bylaw;

“Eligibility Requirements” means aggregate annual household gross income that
is less than or equal to 333% of the annual rent for the size of Affordable Rental
Unit proposed to be rented (which rent, for greater certainty, may not be greater
than the Maximum Rate for the unit), where said aggregate income is established
by way of true copies of the previous year’s income tax returns for each
household member or individual who will reside in the Affordable Rental Unit
provided, however, a person will be deemed not to meet the Eligibility
Requirements if the Owner has reasonable grounds to believe that such person is
not in need of subsidized housing (e.g. seniors with a substantial assets or students
with financial support from parents) even if such person would otherwise meet the
criteria set out above;

“Land” has the meaning given to it in Recital A hereto;

“LTO” means the Lower Mainland Land Title Office and any successor of that
office;

“Market Rental Units” means all of the Dwelling Units in the Building which are
not Affordable Rental Units;

“Maximum Rate” means the Discounted CMHC Rental Rate for each Affordable
Rental Unit or another rental rate for each Affordable Rental Rate that is
consented to in writing in advance by the Director pursuant to section 4 herein;

“Owner” means the Developer and any other person or persons registered in the
LTO as owner of the Lands from time to time, or of any parcel into which the
Lands are consolidated or subdivided, whether in that person’s own right or in a
representative capacity or otherwise;

“Proposed Development” has the meaning given to it in the Development
Covenant;

“Society” means a registered housing society approved in writing by the District;
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) “Zoning Amendment Bylaw” means District of North VVancouver Rezoning Bylaw
(No. , 2018); and

(s) “Zoning Bylaw” means the District of North VVancouver Zoning Bylaw No. 3210,
1965 as modified by the Zoning Amendment Bylaw and as further amended,
consolidated, re-enacted or replaced from time to time.

No Subdivision — The Land and any improvements from time to time thereon (including
without limitation the Building), may not be subdivided by any means whatsoever,
including, without limitation, by subdivision plan, strata plan, fractional interest, lease or
otherwise.

The Housing Society — No building or structure on the Land shall be occupied for any
purpose and the District shall not issue any occupancy permit in respect of any building
or structure on the Land, and the Owner shall not offer for rent any Affordable Rental
Units or Market Rental Units in the Building or enter into any residential tenancy
agreements in respect of any said Dwelling Units, unless and until the Owner has:

@ entered into a lease, licence or operating agreement with the Society in respect of
the Affordable Rental Units, said agreement to be in form and substance
acceptable to the District; and

(b) caused the Society to enter into a separate agreement with the District in form and
substance acceptable to the District regarding the operation of the Affordable
Rental Units.

Changing the Discounted CMHC Rental Rate — The Society may request in writing
that the Director consent to the Society charging a rental rate for each Affordable Rental
Unit that is different from the Discounted CMHC Rental Rate, and the Director will not
unreasonably refuse such a request provided that the Director is satisfied, in his or her
discretion, that the change in rental rates would be fair and would result in lower rent, on
an aggregate basis, for the Affordable Rental Units.

Use of Market Rental Units — No Market Rental Unit in the Building may be used for
any purpose whatsoever save and except for the purpose of rental housing pursuant to
arm’s length month-to-month residential tenancy agreements or arm’s length residential
tenancy agreement with terms not exceeding three years in duration (including all periods
in respect of which any rights or renewal, contingent or otherwise have been granted).

Use of Affordable Rental Units - No Affordable Rental Unit will be used for any
purposes whatsoever save and except for the purpose of providing rental accommodation
in the Affordable Rental Unit to tenants meeting the Eligibility Requirements pursuant to
arm’s length month-to-month residential tenancy agreements or residential tenancy
agreements with terms not exceeding three years in duration (including all periods in
respect of which any rights or renewal, contingent or otherwise have been granted),
where said tenancy agreements comply with all of the requirements of section 8.
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Occupancy Restriction — No Affordable Rental Unit may be occupied except by:

@) a person meeting the Eligibility Requirements pursuant to month-to-month
residential tenancy agreements or residential tenancy agreement with terms not
exceeding three years in duration that complies with section 8; and

(b) the other members of the person’s household, provided that the income of all
members (other than income of legal dependents up to a maximum of $10,000 per
year per dependent) is included in the determination of eligibility under the
Eligibility Requirements.

Tenancy Agreements for Affordable Rental Units - The Owner shall not suffer, cause
or permit occupancy of any Affordable Rental Unit except pursuant to a residential
tenancy agreement that:

€)) is entered into by the Owner and, as tenant, a person at arm’s length from the
Owner. For the purpose of this Agreement, “at arm’s length” means:

Q) not in any other contractual relationship with the Owner or any director,
officer or other senior employee of the Owner;

(i) unrelated by blood, marriage or personal relationship to any director,
officer or other senior employee of the Owner; and

(iii)  not employed by any corporate entity that is an affiliate of the Owner, as
that term is defined in the British Columbia Business Corporations Act as
of the date of this Agreement,

provided that the Director may, in his or her sole discretion, relax the restrictions
contained in this subsection 8(a) upon the written request of the Owner on a case-
by-case basis. Any such relaxation in relation to any particular residential tenancy
agreement is not to be construed as or constitute a waiver of the requirements in
relation to any other residential tenancy agreement. No relaxation of the
restrictions in this subsection 8(a) will be effective unless it is granted in writing
by the Director prior to the execution and delivery of the residential tenancy
agreement to which the relaxation relates.

(b) does not, in relation to any Affordable Rental Unit, require payment of rent or any
other consideration for the Affordable Rental Unit directly or indirectly that
exceeds the Maximum Rate for the unit, but the tenant may be required to pay:

Q) additional consideration for parking, provided that the additional
consideration does not exceed an amount charged from time to time for a
parking stall to tenants in the Market Rental Units; and

(i) third party providers directly for utilities, internet services and, if approved

by the Director acting reasonably, other services not usually included in
rent except the cost of hydronic heat, air conditioning or hot water which

Document: 4512243



(©)

(d)
(e)

(f)

(9)

(a)

(b)

(©)

(d)

must be included in Maximum Rate no matter who may be providing these
services;

allocates bicycle locker storage space to tenants in the Affordable Rental Units on
the same terms and conditions, and with the same priority, as is offered to tenants
in the Market Rental Units, except that tenants in the Affordable Rental Units
will not be required to pay any amount for bicycle storage locker space;

does not require the rent to be prepaid at an interval greater than monthly;

prohibits the tenant from subletting the unit, assigning the tenancy agreement, or
operating the unit on a short term rental basis (less than one month), except to the
extent that the Residential Tenancy Act restricts or prohibits such prohibitions;

requires the tenant to provide within 30 days of demand true copies of the most
recent filed income tax returns or assessment notices from Canada Revenue
Agency for each occupant of the unit; and

contains a provision that, if the tenant ceases to qualify for the Affordable Rental
Unit because he or she no longer meets the Eligibility Requirements, the Owner
may end the tenancy agreement by giving the tenant a clear six months’ notice to
end the tenancy in accordance with section 49.1 of the Residential Tenancy Act
(or successor legislation).

Rental Application Process — The Owner must:

accept applications for residential occupancy of the Affordable Rental Units from
all applicants meeting the Eligibility Requirements;

maintain a housing list of all eligible applicants from whom the Owner has
accepted applications;

where Affordable Rental Units become available for occupancy, offer the units to
persons on the housing list in the order in which their applications were made,
unless:

Q) the person no longer meets the Eligibility Requirements; or

(i) the Owner does not consider the person to be an acceptable candidate for
occupancy of that Affordable Rental Unit because the person does not
satisfy other reasonable and fair criteria established by the Owner from
time to time; and

make the housing list available to the District upon request.

10. Duty to Account and Report — In addition to the other covenants and obligations to be
performed by the Owner hereunder, the Owner covenants and agrees that it will:
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11.

12.

13.

(a)

(b)

keep or cause to be kept separate true and accurate records and accounts in
accordance with generally accepted accounting principles regarding the rental
income earned from both the Market Rental Units and the Affordable Rental
Units; and

deliver to the District, on request of the District, copies of all current tenancy
agreements in respect of the Affordable Rental Units.

Statutory Declaration — Within three days after receiving notice from the District, the
Owner must deliver to the District a statutory declaration, substantially in the form
attached as Schedule “C”, sworn by the Owner (or a director or officer of the Owner if
the Owner is a corporation) under oath before a commissioner for taking affidavits in
British Columbia, containing all of the information required to complete the statutory
declaration.

Damages and Rent Charge

(a)

(b)

(©)

The Owner acknowledges that the District requires compliance with the
provisions in this Agreement for the benefit of the community. The Owner
therefore agrees that for each day the Land is occupied in breach of this
Agreement, the Owner must pay the District $200.00 (the “Daily Amount™), as
liquidated damages and not as a penalty, due and payable at the offices of the
District on the last day of the calendar month in which the breach occurred. The
Daily Amount is increased on January 1 each calendar year by the 12 month
average percent increase in the Consumer Price Index for the previous calendar
year. The Owner agrees that payment may be enforced by the District in a court of
competent jurisdiction as a contract debt.

By this section, the Owner grants to the District a rent charge under section 219 of
the Land Title Act, and at common law, securing payment by the Owner to the
District of the amounts described in subsection 12(a). The District agrees that
enforcement of the rent charge granted by this section is suspended until the date
that is 30 days after the date on which any amount due under subsection 12(a) is
due and payable to the District in accordance with subsection 12(a). The District
may enforce the rent charge granted by this section by an action for an order for
sale or by proceedings for the appointment of a receiver.

The Director may, in his or her sole discretion, grant to the Owner full or partial
relief from the obligation to pay liquidated damages on a case-by-case basis if the
Owner establishes to the satisfaction of the Director, in the Director’s discretion,
that the breach for which the Daily Amount is payable was inadvertent. No such
relief in relation to any particular default is to be construed as or deemed to
constitute relief in relation to any other default other default.

Specific Performance — The Owner agrees that, without affecting any other rights or
remedies the District may have in respect of any breach of this Agreement, the District is
entitled to obtain an order for specific performance of this Agreement and a prohibitory
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14.

15.

16.

17.

18.

or mandatory injunction in respect of any breach by the Owner of this Agreement. The
Owner agrees that this is reasonable given the public interest in restricting occupancy of
the Land in accordance with this Agreement.

Indemnity — Except for the negligence of the District or its employees, agents or
contractors, the Owner will indemnify and save harmless each of the District and its
elected officials, board members, officers, directors, employees, and agents, and their
heirs, executors, administrators, personal representatives, successors and assigns, from
and against all claims, demands, actions, loss, damage, costs and liabilities, which all or
any of them will or may be liable for or suffer or incur or be put to by reason of or arising
out of any act or omission by the Owner, or its officers, directors, employees, agents,
contractors, or other persons for whom at law the Owner is responsible or the Owner’s
ownership, operation, management or financing of the Rental Unit or any part thereof, or
the use and occupancy of any Dwelling Units in the Building by anyone.

Release — Except to the extent such advice or direction is given negligently, the Owner
hereby releases and forever discharges the District, its elected officials, board members,
officers, directors, employees and agents, and its and their heirs, executors,
administrators, personal representatives, successors and assigns from and against all
claims, demands, damages, actions or causes of action by reason of or arising out of
advice or direction respecting the ownership, operation or management of any Dwelling
Units in the Building or any part thereof which has been or hereafter may be given to the
Owner by all or any of them.

Survival — The covenants of the Owner set out in Sections 14 and 15 will survive
termination of this Agreement and continue to apply to any breach of the Agreement or
claim arising under this Agreement during the ownership by the Owner or any Dwelling
Unit therein, as applicable.

Notice of Housing Agreement — For clarity, the Owner acknowledges and agrees that:

@) this Agreement constitutes both a covenant under section 219 of the Land Title
Act and a housing agreement entered into under section 483 of the Local
Government Act;

(b) the District is required to file a notice of housing agreement in the LTO against
title to the Land; and

() once such a notice is filed, this Agreement, as a housing agreement under section
483 of the Local Government Act, binds all persons who acquire an interest in the
Land in perpetuity.

Compliance with Laws — The Owner will at times ensure that the Land is used and
occupied in compliance with all statutes, laws, regulations, bylaws, and orders of the
District and other authorities having jurisdiction, including all rules, regulations, policies,
guidelines and the like under or pursuant to them.
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20.

21.

Cost — The Owner shall comply with all requirements of this Agreement at its own cost
and expense, and shall pay the reasonable costs and expenses incurred and payment and
expenditures made by the District, including without limitation, all survey, advertising,
legal fees and disbursements and the District’s administration costs (as determined by the
District’s charge out rate for District staff time) in connection with the preparation or
enforcement of this Agreement and all other covenants, agreements and statutory rights
of way granted by the Owner to the District or entered into between the owner to the
District in respect of the development of the Land contemplated in this Agreement and
ancillary documents and any modifications, discharges and partial discharges of them
from time to time, and the costs of registration of such documents in the LTO.

Limitation on Owner’s Obligations — The Owner is only liable for breaches of this
Agreement that occur while the Owner is the registered owner of the Lands.

Interpretation — In this Agreement:

@) reference to the singular includes a reference to the plural, and vice versa, unless
the context requires otherwise;

(b) any reference to a statute or by-law includes and is a reference to such statute or
by-law and to the regulations made pursuant thereto, with all amendments made
thereto and as in force from time to time, and to any statute, by-law and
regulations that may be passed which have the effect of supplementing or
superseding such statute, by-law and regulations;

(©) article and section headings have been inserted for ease of reference only and are
not to be used in interpreting this Agreement;

(d) reference to a particular numbered section or article, or to a particular lettered
Schedule, is a reference to the correspondingly numbered or lettered article,
section or Schedule of this Agreement;

(e) reference to the “Land” or to any other parcel of land is a reference also to any
parcel into which it is subdivided or consolidated by any means (including the
removal of interior parcel boundaries) and to each parcel created by any such
subdivision or consolidations;

()] if a word or expression is defined in this Agreement, other parts of speech and
grammatical forms of the same word or expression have corresponding meanings;

(9) reference to any enactment includes any regulations, orders, permits or directives
made or issued under the authority of that enactment;

(h) unless otherwise expressly provided, referenced to any enactment is a reference to
that enactment as consolidated, revised, amended, re enacted or replaced;

Q) time is of the essence;
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)
(k)

0]

(m)

(n)

(0)

all provisions are to be interpreted as always speaking;

reference to a “party” is a reference to a party to this Agreement and the their
respective heirs, executors, successors (including successors in title), trustees,
administrators and receivers;

reference to the District is a reference also to is elected and appointed official,
officer, employees and agents;

reference to a “day”, “month”, “quarter”, or “year” is a reference to a calendar
day, calendar month, calendar quarter or calendar year, as the case may be, unless
otherwise expressly provided;

where the word “including” is followed by a list, the contents of the list are not
intended to circumscribe the generality of the expression preceding the word
“including”; and

any act, decision, determination, consideration, opinion, consent or exercise of
discretion by a party or person as provided in this Agreement must be preformed,
made, formed or exercised acting reasonably, except that any act, decision,
determination, consideration, consent, opinion or exercise of discretion that is said
to be within the “sole discretion” of a party or person may be preformed, made,
formed or exercised by that party or person in the sole, unfettered and absolute
discretion of that party or person.

Notice — All notices and other communications required or permitted to be given under
this Agreement must be in writing and must be sent by registered mail or delivered as
follows:

(@)

(b)

if to the Owner, as follows:

TPL Developments Oxford GP Inc., Inc. No. BC1079915
200-1111 West Hasting Street

Vancouver, BC

V6E 2J3

Attention:
Fax:

if to the District, as follows:

The Corporation of the District of North VVancouver
355 West Queens Road
North Vancouver, BC V7N 4N5

Attention: Director, Planning Permits and Properties
Facsimile: (604) 984-8664
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24,

25.

26.

217.

28.

Any notice or other communication that is delivered is considered to have been given on
the next business day after it is dispatched for delivery. Any notice or other
communication that is sent by registered mail is considered to have been given five days
after the day on which it is mailed at a Canada Post office. If there is an existing or
threatened strike or labour disruption that has caused, or may cause, an interruption in the
mail, any notice or other communication must be delivered until ordinary mail services is
restored or assured. If a party changes its address it must immediately give notice of its
new address to the other party as provided in this section.

No Waiver — No provision or breach of this Agreement, or any default, is to be
considered to have been waived or acquiesced in by a party unless the waiver is express
and is in writing by the party. The waiver by a party of any breach by the other party of
any provision, or default, is not to be construed as or constituted a waiver of any further
or other breach or the same or any other provision or default.

Rights are Cumulative — All rights and remedies of a party under or in respect of this
Agreement (including its breach) are cumulative and are in addition to, and do not
exclude or limit any other right or remedy. All rights and remedies may be exercised
concurrently.

Third Party Beneficiaries — Except as may be expressly provided in this Agreement,
this Agreement is not be interpreted to create rights in, or to grant remedies to, any third
party as a beneficiary of this Agreement or of any duty or obligation created by this
Agreement.

No Effect on Laws or Powers — This Agreement and the Owner’s contributions,
obligations and agreements set out in this Agreement do not:

@) affect or limit the discretion, rights or powers of the District or the approving
officer under any enactment or at common law, including in relation to the use,
development, servicing or subdivision of the Land;

(b) impose on the District or the approving Officer any legal duty or obligation,
including any duty of care or contractual or other legal duty or obligation, to
enforce this Agreement;

(©) affect or limit any enactment relating to the use, development or subdivision of
the Land; or

(d) relieve the Owner from complying with any enactment, including in relation to
the use, development, servicing or subdivision of the Land.

Binding Effect — This Agreement enures to the benefit of and is binding upon the parties
and their respective heirs, executors, administrators, trustees, receivers and successors
(including successors in title).

Covenant Runs With the Land - Every provision of this Agreement and every
obligation and covenant of the Owner in this Agreement, constitutes a deed and a
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30.

31.

32.

33.

34.

35.

36.

contractual obligation, and also a covenant granted by the Owner to the District in
accordance with section 219 of the Land Title Act, and this Agreement burdens the Land
to the extent provided in this Agreement, and runs with it and binds the Owner's
successors in title. This Agreement also burdens and runs with every parcel into which
the Land is or they are consolidated (including by the removal of interior parcel
boundaries) by any means.

Voluntary Agreement - The Owner acknowledges that the Owner has entered into this
Agreement voluntarily and has taken legal advice with regard to the entry of this
Agreement and the development of the Land.

Agreement for Benefit of District Only — The Owner and the District agree that:
@ this Agreement is entered into only for the benefit of the District;

(b) this Agreement is not intended to protect the interests of the Owner, any tenant, or
any future owner, lessee, occupier or user of the property, the Land or the
building or any portion thereof, including any Affordable Rental Unit or Market
Rental Unit; and

(©) the District may at any time execute a release and discharge of this Agreement,
without liability to anyone for doing so, and without obtaining the consent of the
Owner.

Limitation on Owner's Obligations - The Owner is only liable for breaches of this
Agreement that occur while the Owner is the registered owner of the Land.

Further Acts - The Owner must do everything reasonably necessary to give effect to the
intent of this Agreement, including execution of further instruments.

Joint Obligations of Owner - If two or more persons execute this Agreement as Owner,
the liability of each such person to observe and perform all of the Owner's obligations
pursuant to this Agreement will be deemed to be joint and several.

Severance - If any part of this Agreement is held to be invalid, illegal or unenforceable
by a court having the jurisdiction to do so, that part is to be considered to have been
severed from the rest of this Agreement and the rest of this Agreement remains in force
and unaffected by that holding or by the severance of that part.

No Joint Ventureship - Nothing in this Agreement shall constitute the Owner as the
agent, joint venturer or partner of the District or give the Owner any authority or power to
bind the District in any way.

Amendment - This Agreement may be amended from time to time by agreement
between the Owner and the District. Except as otherwise expressly provided in this
Agreement, the amendment agreement must be by an instrument in writing duly executed
by the Owner and the District.
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37. Deed and Contract - By executing and delivering this Agreement each of the parties
intends to create both a new contract and a deed of covenant executed and delivered
under seal.

As evidence of their agreement to be bound by the above terms, the parties each have executed
and delivered this Agreement under seal by executing Part 1 of the Land Title Act Form C to
which this Agreement is attached and which forms part of this Agreement.
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SCHEDULE “A”
THE AFFORDABLE RENTAL UNITS

To be inserted prior to 3" reading
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THE AFFORDABLE RENTAL UNITS - RENTAL RATES

SCHEDULE “B”

Studio

1 bed

Discounted CMHC
Rental Rate

$996

$1,228.50
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SCHEDULE “C”
STATUTORY DECLARATION

CANADA IN THE MATTER OF A HOUSING AGREEMENT with

the District of North Vancouver ("Housing

Agreement")

)
)
PROVINCE OF BRITISH COLUMBIA )
)

l, , of , British Columbia, do solemnly

declare:

1. That | am the (director, officer, employee) of , (the “Owner”) the owner of
the land legally described as [insert legal] and [make this declaration to the best of my personal
knowledge] [have been informed by and believe the statement in this
declaration to be true].

2. This declaration is made pursuant to the Housing Agreement.

3. On ,

(a) all of the Affordable Rental Units (as defined in the Housing Agreement) were occupied by
tenants pursuant to Arm’s Length (as defined in the Housing Agreement) month-to-month
residential tenancy agreements or Arm’s Length residential tenancy agreements with terms
not exceeding three years in duration that comply with section 8 in the Housing Agreement
subject to the following vacancies (nil if left blank); and

(b) the names and mailing addresses of all of the tenants in the Affordable Rental Units are listed
in Schedule A to this statutory declaration.

4, To the best of my knowledge and belief the Owner is not in breach of any of its obligations under the

Housing Agreement.

5. The Owner has used commercially reasonable efforts to obtain the most recently filed income tax

returns or assessment notices from Canada Revenue Agency for each occupant of each Affordable

Rental Unit, and has reviewed same, and | have, to the extent reasonably possible based on the

information provided to the Owner by tenants, confirmed that as of

the tenant(s) of each Affordable Rental Unit continue to qualify for their Affordable Rental

Unit because the aggregate income of all occupants residing in the Affordable Rental Unit meets the
Eligibility Requirements, as defined in the Housing Agreement.

5. | make this solemn declaration, conscientiously believing it to be true and knowing that it is of the
same force and effect as if made under oath and pursuant to the Canada Evidence Act.

SWORN BEFORE ME at the , in the
Province of British Columbia, this __ day of
,20

—_— — — ~— ~— ~—

Signature of person making declaration
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A Commissioner for Taking Affidavits for British
Columbia
Schedule A to the Statutory Declaration of

Name of Eligible Person Age of Eligible Person Other Resident(s) of Dwelling | Apt. No.
Unit
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PUBLIC HEARING

220 Mountain Hwy & 1515-1555 Oxford St

When: Tuesday, December 8, 2020 at 7pm
Where: 355 West Queens Road, North Vancouver, BC

How: This Public Hearing will be held virtually, with participation by
electronic means only. The hearing will be streamed over the internet at
app.DNV.org/councillive

What: A public Hearing for Bylaws 8455 and 8456, proposed
amendments to the Official Community Plan and Zoning Bylaw, to permit
the creation of a six-storey rental building with a total of 140 units,
including 134 market rental units and six non-market rental units at 220
Mountain Highway and 1515-1555 Oxford Street.

What changes?

Bylaw 8455 proposes to amend the OCP land use designation of the
subject site from Residential Level 6: Medium Density Apartment (RES6) to
Commercial Residential Mixed-use Level 3 (CRMU3).

Bylaw 8456 proposes to amend the District’s Zoning Bylaw by rezoning the
subject site from Single Family Residential 6000 Zone (RS4) to a new
Comprehensive Development Zone 130 (CD130). The CD130 Zone
addresses permitted and accessory uses and zoning provisions such as
density, amenities, setbacks, height, building and site coverage,
landscaping, storm water management, and parking requirements.

rueersTl When and How can |
provide input?

We welcome your input on Tuesday,
December 8, 2020 at 7pom. You may
sign up in advance to speak at the
hearing by contacting the Municipal
Clerk at gordonja@dnv.org prior to
noon, Tuesday, December 8, 2020. You
may also provide a written submission
at any time prior to the close of the
hearing by sending it to the Municipal
Clerk at input@dnv.org or by mail to
Municipal Clerk, District of North
Vancouver, 355 West Queens Road,
North Vancouver, BC, V7N 4N5. After
the speakers list has been exhausted,
there will be an opportunity for
additional speakers to make
submissions by telephone. Dial-in
information will be provided at the
meeting over the internet to those
viewing the video stream.

BOND ST

HARBOUR AVE

/

/ MOUNTAIN HWY

/

DOMINION ST

*Proposed

Please note that Council may not receive

further submissions from the publi
*Provided by applicant for illustrative u ! ’; ! licati fpu ;_'C
purposes only. The actual concerning this application after the
development, if approved, may differ. ~ conclusion of the public hearing.

Need more info?
Relevant background material and copies of the bylaws are available for
review online at DNV.org/public_hearing.

Questions?

NORTH Casey Peters, Development Planner
VANCOUVER petersc@dnv.org or 604-990-2388

DISTRICT OF




2030 TARGET

75-90% of new residential units located in 4 key centres within the
Network of Centres

The effective management of growth and change is one of the key functions of an OCP. Well planned growth and
development can provide lasting benefits through the efficient use of land, resources, infrastructure, facilities and
services. The District’s objective is to proactively manage growth and change in the District to achieve a
compact, efficient, environmentally sustainable, prosperous and socially equitable community.

Managing growth proactively requires a strong vision for land use in the District of North Vancouver. The concept
that expresses this land use vision is a “network of centres”: a hierarchy of different sized centres with a variety of
housing, services and jobs that are accessible, connected, vibrant and unique places. This concept is illustrated on
the Network of Centres Concept Map (Map 1). Directing growth into this urban structure supports a number of
the OCP’s goals. Sprawl is contained and impacts to natural areas are minimized. Improved transit becomes viable
between centres and a more walkable environment is created within centres. Transportation-related greenhouse
gases are reduced. Municipal infrastructure and services are provided more efficiently. Local businesses operate
within vibrant hubs, while employment lands are preserved for their economic value. More diverse housing choices
become available to meet the needs of residents at different stages of their lives. And importantly, the stability and
character of residential neighbourhoods are sensitively preserved.

This OCP will strategically direct growth in a controlled manner to achieve the community’s goals and

vision. Looking to 2030, the OCP identifies capacity for approximately 10,000 net new housing units,
corresponding to a population increase of around 20,000 people and 10,000 new jobs. These figures are
estimates only. They are provided to help guide planning and are not targets. This growth may or may
not occur over the 20-year planning horizon to 2030 and will depend on market and other forces, including
the capacity of infrastructure. The policies and implementation strategies articulated in this Plan will ensure that
future development will be guided in the public interest and work towards realizing the desired community benefits.
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POLICIES

1. Accommodate growth and development within the existing built area and maintain the District’s Urban
Containment Boundary as shown on the L.and Use Map (see Map 2)

2. Protect areas outside the Urban Containment Boundary by limiting to uses associated with outdoor
recreation and tourism, watershed and resource management, conservation, rural residential living and

research purposes

3. Establish a network of centres and corridors consistent with the Network of Centres Concept Map (see
Map 1) and direct residential and commercial growth to these areas

4. Tacilitate an appropriate mix and intensity of land uses in designated centres and corridors to support
enhanced transit service provision

5. Respect residential neighbourhood character and limit growth in these areas

6. Integrate land use, transportation, and parks planning, infrastructure provision, urban design, and energy
conservation to achieve efficiencies and vibrant places

7. Protect employment lands by limiting to uses predominantly associated with heavy industry, light industry,
and general business and by limiting residential and retail uses

8. Work collaboratively with the City of North Vancouver, the District of West Vancouver, Squamish and

Tsleil-Waututh First Nation governments, the regional transportation authority, Metro Vancouver, and
Provincial and Federal agencies to effectively coordinate community and infrastructure planning
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2030 TARGET

housing mix of 55% detached, 45% attached units

The urban structure of the District is shown conceptually on Map 1, Network of Centres Concept Map. It is
comprised of two Town Centres (Lynn Valley and Lower Lynn) and six Village Centres (Lower Capilano-Marine,

Edgemont, Queensdale, Maplewood, Parkgate and Deep Cove), along with Neighbourhoods and the Corridors
that connect them. In addition to the urban structure policies, which apply across the District, Schedule
A of this OCP provides more detailed planning for the four primary growth centres in the District:
Lynn Valley and Lower Lynn Town Centres and Capilano-Marine and Maplewood Village Centres.
Further implementation of land use policies and OCP objectives is anticipated to occur through specific Centres
Implementation Plans and Neighbourhood Infill Plans (Chapter 12.3.1).

21

2.2

2.3

2.4

2.5

Town Centres
Village Centres
Neighbourhoods
Transit Corridors

Land Use Designations for the Urban Structure
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2.1 Town Centres

The Town Centres contain the broadest range of services and land uses in the District. As the highest category
of centre, they are anticipated to receive significant growth over the time frame of this plan. The Town Centres
are major nodes on the transit network and can be accessed by several bus routes. They function as municipal-
wide destinations that contain major commercial uses like grocery and department stores and institutional uses
like libraries and community centres. Office employment is encouraged. The Town Centres provide a variety of
multifamily housing options within and around their commercial core and transition sensitively outwards to their
surrounding neighbourhoods. High quality urban design enhances the public realm and pedestrian environment.
The District’s objective for the Town Centres is to create vibrant and complete communities that
provide diverse housing, employment and recreational opportunities.

POLICIES

1. Designate Lynn Valley and Lower Lynn as the District’s Town Centres and prepare detailed Town Centre
Implementation Plans for these areas of growth

2. Direct residential growth to the Town Centres in the form of mixed-use and multifamily development to
enable greater housing diversity and affordability

3. Concentrate new retail, service and major office development in the Town Centres to maximize transit and
pedestrian access for employees and customers

4. Focus community infrastructure investment to the Town Centres to ensure that quality facilities and services
meet the needs of their expanded populations, while recognizing District-wide needs

5. Transition sensitively outwards from the Town Centre with appropriate ground-oriented housing forms
(such as townhouse) to adjacent residential neighbourhoods

6. Establish Development Permit Areas and Design Guidelines regulating the form and character of
development to promote design excellence and reflect the unique qualities of each Town Centre

identity AMENDED NOVEMBER 6, 2017 DNV Official Community Plan | Part One



2.2 Village Centres

The Village Centres provide a focus for their surrounding neighbourhoods. They have a range of shops and
services to meet most daily needs, but do not generally include major “destination” retail establishments such as
department stores. Mixed-use development, such as apartments situated over shops, is a typical building form
within the commercial core, with lower density multifamily housing (such as duplexes or townhouses) forming
a peripheral area adjacent to the core. The District’s objective for the Village Centres is to build on their
own unique characteristics to create distinct urban village environments. More detailed planning for the
Village Centres where growth is anticipated - Maplewood and Capilano - Marine - is provided for in this OCP
in Schedule A. Significant changes to other Village Centres are not proposed in this plan and pre-existing Local
Area Plan land uses have been integrated. The OCP provides for the opportunity for more detailed Village
Centre Implementation Plans to be prepared or reviewed where appropriate in the future (Chapter 12).

POLICIES

1. Designate Lower Capilano-Marine, Edgemont, Queensdale, Maplewood, Parkgate and Deep Cove as the
District’s Village Centres

2. Prepare detailed Village Centre Implementation Plans for Maplewood and Lower Capilano-Marine as these
are areas for revitalization and growth

3. Accommodate a range of multifamily, commercial and institutional uses in the Village Centres

4. Encourage the inclusion of upper floor residential units in new commercial development in core or high
street areas

5. Concentrate development in the Village core and transition sensitively outwards with appropriate ground-
oriented housing forms (such as duplex and townhouse) to adjacent residential neighbourhoods

6. Establish Development Permit Areas and Design Guidelines regulating the form and character of
development to promote design excellence and reflect the unique qualities of each Village Centre

7. Ensure Village Centre Implementation Plans and their peripheral areas are consistent with the objectives and
policies of the OCP and prepare or review Plans as necessary

8. Work with Capilano University to integrate residential, institutional or economic development within the
university precinct into the District’s urban structure
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2.3 Neighbourhoods

The existing residential neighbourhoods in the District are largely comprised of detached houses. With a

few exceptions, multifamily residences within neighbourhoods are ground-oriented (duplexes, triplexes or
townhouses). Schools, corner stores and parks provide valuable amenities to surrounding residential uses.
Neighbourhoods should be walkable, family-friendly places. Significant change is not anticipated in existing
neighbourhoods. Sensitive residential infill opportunities may be considered to provide greater housing diversity
or transition to adjacent uses through Neighbourhood Infill Plans and/or Housing Action Plans (Chapter 12).
Neighbourhood character and local support must be considered in these Plans and planning processes.
The District’s objective for Neighbourhoods is to provide safe, beautiful and inclusive environments for
residents of all ages.

POLICIES
1. Maintain ground-oriented detached and attached housing as the predominant residential forms

2. Accommodate the provision of schools, community facilities and other institutional uses and maintain public
assembly uses where feasible

3. Integrate a network of parks and open spaces throughout neighbourhoods

4. Encourage the preservation of local commercial uses (corner stores) in neighbourhoods and encourage new
local commercial uses where appropriate

5. Prepare Housing Action Plan(s) to identify criteria for low intensity infill housing, such as coach and laneway
housing and small lot subdivision as appropriate

6. Enable sensitive redevelopment in appropriate areas, such as locations adjacent to existing multifamily or
commercial uses, through Neighbourhood Infill Plans

Create a network of vibrant,
mixed-use centres while

enhancing the character of
our neighbourhoods and
protecting natural areas
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2.4 Transit Corridors

The transit corridor concept illustrated in the Network of Centres Concept Map (Map 1) supports the OCP’s
urban structure by connecting the Town and Village Centres along key corridors. These corridors receive, or
may potentially receive, frequent transit service provision (defined as every 15 minutes or better, throughout

the day, 7 days a week). To support the provision of this level of service, the regional transportation authority
allows portions of transit corridors to be designated Frequent Transit Development Areas in collaboration

with municipalities. The District’s objective is to achieve the regional designation of Lower Lynn Town
Centre and Capilano - Marine Village Centre as Frequent Transit Development Areas. As the District’s
Municipal Town Centre' , Lynn Valley is also a priority for frequent transit. Other opportunities for
strategic densification in areas in immediate proximity to transit corridors may arise over the horizon of this
plan. These should occur at different scales to ensure a sensitive and appropriate fit to their surrounding uses and
would be addressed through Centres Implementation or Neighbourhood Infill Planning processes as outlined in
12.3.1.

POLICIES

1. Work with the regional transportation authority and Metro Vancouver to establish Lower Lynn Town
Centre and Capilano - Marine Village Centre as Frequent Transit Development Areas (see Regional Context
Statement, Schedule C)

2. Consider designating additional Frequent Transit Development Areas as appropriate over time where such
designation is consistent with OCP land use and transportation objectives

3. Enable sensitive densification of appropriate scale at strategic locations along transit corridors within the
Network of Centres through Centres Implementation or Neighbourhood Infill Planning processes

2.5 Land Use Designations for the

Urban Structure

Map 2 is the Land Use Map for the District. It designates the preferred location of land uses. The residential,
commercial and institutional land use designations on Map 2 are described in the following table. The references
to Floor Space Ratios (FSR) in the table provide guidance regarding the general massing and approximate density
of development. The term “Floor Space Ratio”, as used in the table, means generally the ratio of the floor area
of a proposed development over the area of the lot or lots upon which the development is to be located. It does

1 Lynn Valley is identified as the District’s Municipal Town Centre in the proposed Regional Growth Strategy and this designation is reflected in
the District’s Regional Context Statement (Schedule C). This designation recognizes Lynn Valley’s existing role as a municipal-serving hub. As OCP
implementation advances, Lower Lynn may also be considered for addition to the Regional Growth Strategy as a Municipal Town Centre.
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not regulate actual densities on individual lots, that being the function of the District’s Zoning Bylaw. Council
may, in its discretion, and with a public hearing, consider zoning bylaw amendments to permit density over and
above that indicated in the table on a case by case basis where the proposed development is otherwise consistent
with objectives and policies of the OCP.

RESIDENTIAL LEVEL 1: RURAL RESIDENTIAL

Areas designated for rural residential are intended for detached housing on large lots situated
outside the urban boundary. The OCP does not envision further intensification of use through
subdivision in this designation and/or through extension of services. Detached rural residences
are generally allowed up to approximately 0.35 FSR.

RESIDENTIAL LEVEL 2: DETACHED RESIDENTIAL

Areas designated for detached residential are intended predominantly for detached housing
within neighbourhoods. This designation accommodates secondary rental units such as suites
or coach houses subject to the imposition and satisfaction of appropriate conditions. Detached

residences (inclusive of suites and coach houses) are generally allowed up to approximately 0.55
FSR.

RESIDENTIAL LEVEL 3: ATTACHED RESIDENTIAL

Areas designated for attached residential are intended predominantly for ground-oriented
multifamily housing within neighbourhoods, or as a transition between higher density sites and
adjacent detached residential areas. Typical housing forms in this designation include duplex,
triplex and attached row houses up to approximately 0.80 FSR.

RESIDENTIAL LEVEL 4: TRANSITION MULTIFAMILY

Areas designated for transitional multifamily are intended predominantly for multifamily uses
within or in close proximity to centres and corridors, or as a transition between higher density
sites and adjacent detached and attached residential areas. This designation typically allows for a
mix of townhouse and apartment developments up to approximately 1.20 FSR.

RESIDENTIAL LEVEL 5: LOW DENSITY APARTMENT

Areas designated for low density apartment are intended predominantly for multifamily
housing in centres and corridors up to approximately 1.75 FSR. Development in this designation
will typically be expressed in low rise apartments, but may include some townhouses. Some
commercial use may be permitted at grade.

RESIDENTIAL LEVEL 6: MEDIUM DENSITY APARTMENT

Areas designated for medium density apartment are intended predominantly to provide
increased multifamily housing up to approximately 2.50 FSR at strategic locations in centres and
corridors. Development in this designation will typically be expressed in medium rise apartments.
Some commercial use may also be permitted in this designation.
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COMMERCIAL RESIDENTIAL MIXED-USE LEVEL 1

Areas designated for commercial residential mixed-use level 1 are intended predominantly

for general commercial purposes, such as retail, service and offices throughout the District.
Residential uses above commercial uses at street level are generally encouraged. Development in
this designation is permitted up to approximately 1.75 FSR.

COMMERCIAL RESIDENTIAL MIXED-USE LEVEL 2

Areas designated for commercial residential mixed-use level 2 are intended predominantly

for medium density general commercial purposes, such as retail, service and offices at limited
sites within the District. Residential uses are typically expected to accompany commercial uses.
Development in this designation is permitted up to approximately 2.50 FSR.

COMMERCIAL RESIDENTIAL MIXED-USE LEVEL 3
Areas designated for commercial residential mixed-use level 3 are intended predominantly to

provide for high density uses up to approximately 3.50 FSR at limited appropriate sites in the
District’s Centres. Development in this designation may include residential or commercial uses,
which encompass retail, office and service uses, or a mix of these residential and commercial uses.

COMMERCIAL

Areas designated for commercial are intended predominantly for a variety of commercial and
service type uses, where residential uses are not generally permitted. Development in this
designation is permitted up to approximately 1.0 FSR.

INSTITUTIONAL

Areas designated for institutional are intended predominantly for a range of public assembly
uses, such as schools, churches, recreation centres, and public buildings. Some commercial and
accessory residential uses may be permitted.
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2030 TARGET

a net increase in rental housing units (overall percentage)

The profile of the District resident of today has changed significantly from that of 20 years ago. During this
time there has been a noticeable demographic shift from a younger family-oriented community towards more
seniors with fewer young adults and children. Our housing mix, comprised largely of detached single family
homes, has not kept pace with the needs of this changing community profile. Providing more diverse and
affordable housing choice is needed for seniors, young singles, couples, and families with children so that a wide
mix of ages can thrive together and ensure a healthy, diverse and vibrant community. Emergency, transitional
and social housing is also needed to support vulnerable populations. The District’s objective is to increase
housing choices across the full continuum of housing needs.

7.1 Housing Diversity
7.2 Rental Housing

7.3 Housing Affordability

7.4 Non-Market Housing and Homelessness
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7.1 Housing Diversity

The network of centres concept provides important opportunities for increasing housing diversity and
approximately 75 - 90% of future development will be directed to the four planned centres (Chapter 2). While
growth will be restricted in detached residential areas, opportunities will exist to sensitively introduce appropriate
housing choices such as coach houses, duplexes and small lot infill that respect and enhance neighbourhood
character. Some flexibility is encouraged to enable residents to better age in place, live closer to schools, or have
a mortgage helper. The District’s objective is to provide more options to suit different residents’ ages,
needs and incomes.

POLICIES
1. Encourage and facilitate a broad range of market, non-market and supportive housing

2. Undertake Neighbourhood Infill plans and/or Housing Action Plans (described in Chapter 12) where
appropriate to:

a) identify potential townhouse, row house, triplex and duplex areas near designated Town and Village
Centres, neighbourhood commercial uses and public schools

b) designate additional Small Lot Infill Areas

¢) develop criteria and identify suitable areas to support detached accessory dwellings (such as coach
houses, backyard cottages and laneway housing)

3. Develop design guidelines to assist in ensuring the form and character of new multifamily development
contributes to the character of existing neighbourhoods and to ensure a high standard of design in the new
Town and Village Centres

4. Encourage and facilitate a wide range of multifamily housing sizes, including units suitable for families with
an appropriate number of bedrooms, and smaller apartment units

5. Require accessibility features in new multifamily developments where feasible and appropriate

A
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7.2 Rental Housing

Entry into home ownership is increasingly challenging given the high housing prices in the District. Rental
housing typically offers more affordable options for mid-to-low income groups, which may include single
parents, students, young families and seniors. The District’s objective is to provide more alternatives to
home ownership. Currently, only 18% of the dwellings in the District are rental.

POLICIES
1. Explore increasing the maximum permitted size of secondary suites
2. Consider permitting secondary suites or lock-off units within townhouses, row houses and apartments

3. Encourage the retention of existing, and the development of new, rental units through development,
zoning and other incentives

4. Facilitate rental replacement through redevelopment

5. Continue to limit the conversion of rental units to strata title ownership and require, where possible and
appropriate, that new strata units be available for rental

6. Establish a minimum acceptable standard of maintenance for rental properties

7. Develop a rental and affordable housing strategy through Housing Action Plan(s) and/or Centres
Implementation Plans

8. Support, where appropriate, parking reductions for purpose built market and affordable rental units
9. Encourage the provision of student housing at or near the campus of Capilano University

10. Support the addition of ancillary rental housing on church sites where additional development can be
accommodated

Encourage and enable a diverse
mix of housing type, tenure and
affordability to accommodate
the lifestyles and needs of

people at all stages of life
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7.3 Housing Affordability

Lack of affordable housing in the District is often cited as a factor contributing to the loss of our “missing
generation” of 20-40-year-olds and the inability of many local employers to find and retain staff. With
approximately 2,645 households in core need of appropriate housing and 1,460 households spending at

least half of their income on housing, our lack of affordability is widely felt. The District’s objective is to
formulate development strategies and work with community partners and senior levels of government
to provide housing for modest to moderate income residents.

POLICIES
1. Reflect District housing priorities through an appropriate mix, type and size of affordable housing
2. Tocus a higher proportion of affordable housing in designated growth areas

3. Apply incentives (including, but not limited to density bonussing, pre-zoning and reduced parking
requirements) as appropriate, to encourage the development of affordable housing

4. Require, where appropriate, that large multifamily developments contribute to the provision of affordable
housing by, but not limited to:

a) including a portion of affordable rental or ownership units as part of the project
b) providing land dedicated for affordable housing
c) providing a payment-in-lieu to address affordable housing
5. Expand the District’s Affordable Housing Fund to receive funds from non-municipal sources

6. Work with community partners and the Province to facilitate options for affordable housing and advocate
the Federal government to develop a national housing strategy for affordable housing

7. Consider incentives such as reduced Development Cost Charges to facilitate affordable rental housing
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7.4 Non-Market Housing and

Homelessness

Emergency, transitional and supportive housing is needed to provide access to the full continuum of housing in
the District. This section addresses the housing needs of our growing homeless population, those most at risk of
homelessness, those with substance abuse and mental health issues, seniors who need support to remain living
independently and others. Provision of such housing requires funding that the District cannot address on its
own. The District’s objective is to work with senior levels of government and social service providers to
support our most disadvantaged residents.

POLICIES

1. Encourage non-profits, supportive housing groups, developers, senior levels of government and others to
develop or facilitate the development of:

a) transitional housing for homeless adults, families and youth

b) supportive housing for those with mental health and/or addiction issues

¢) independent living units for people with disabilities

d) assisted living facilities for people with cognitive and/or developmental disabilities

2. Work with community partners to explore opportunities for social housing, co-operative and innovative
housing solutions

3. Continue to facilitate community facility lease policies to provide municipal land or infrastructure for
services to vulnerable populations

4. Consider the use of District land, where appropriate, to contribute towards and leverage other funding for
the development of social and affordable housing

5. Encourage other levels of government to contribute financial support and/or a portion of surplus lands
towards appropriate and affordable housing for those with special needs

6. Continue to support regional efforts to eliminate and prevent homelessness on the North Shore

7. Continue to support non-profit agencies that provide short-term emergency and transitional shelter, food
and access to social services for those in need

8. Support community partners in providing a full continuum of support services to address issues related to

mental health, addictions, health services, housing, employment, and food security; and to provide assistance
for homeless people to facilitate their transition to independent living
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Lower Lynn Town Centre

1T INTRODUCTION

Lower Lynn is one of two designated Town Centres in the OCP. Centrally located within the District at the
Second Narrows bridgehead and connected to Lower Lonsdale via Main Street/Low Level Road, Lower Lynn
has good access to transit, nearby parks and amenities, adjacent employment lands and numerous commercial
uses. Lower Lynn is well situated for the creation of a complete community. In the regional context, Lower Lynn
will be proposed, in consultation with the regional transportation authority, as a Frequent Transit Development
Area with a greater mix and density of housing, commercial, employment and other uses to support frequent
transit services. Over the next 20 years (and potentially longer) it is anticipated that approximately 3,000 units will
be created in Lower Lynn Town Centre.

Existing land uses in Lower Lynn include light industrial, regionally oriented retail uses along Main Street, port
industrial activity south of Main Street and single family homes east of Mountain Highway. The highway, railway
lines serving the port and Lynn Creek are physical barriers that impact the connectivity of the Lower Lynn Town
Centre with the surrounding area. The community has expressed a strong desire to rejuvenate and redevelop

this area. Seylynn Village, a high-density mixed use development, has been approved at the north-eastern edge

of Lower Lynn Town Centre and may catalyze redevelopment. With redevelopment, there is an opportunity to
realize greater housing choices including rental and more affordable types. As well, the pedestrian and cycling
network connections can be improved to Park and Tilford, Lynn Creek Park, and the trail network from the
waterfront north to Inter-River Park. Pedestrian and cycling connections may also be facilitated to Seymour
Creek and Maplewood in the future.
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2 VISION

Lower Lynn will be a transit-oriented mixed use community comprised of a wide range of housing types for people of all stages of
life, all incomes, with accessible places of work and convenient shopping, amenities and civic uses and services. Over time, Lower
Lynn will become an outstanding model of urban living in harmony with the North Shores natural environment.

3 TOWN CENTRE POLICIES

3.1 LAND USE

Map 8 indicates the predominant land uses for Lower Lynn Town Centre.
3.1.1 HOUSING

1. Accommodate a range of houschold types including seniors, young families and singles, and a range of
income levels through a mix of residential unit types and tenures

2. Establish minimum requirements for the provision of affordable and rental units to be achieved through the
Lower Lynn public benefit and community amenity provision strategy

3. Encourage redevelopment that includes an appropriate proportion of units suitable for families in terms of
adequate unit size, number of bedrooms, access to private outdoor space and potential for “lock off” units

4. Require multi-family developments to include on-site play space for children where appropriate

5. Consider, whete appropriate, facilitating live/work units along Mountain Highway to provide a transition
between residential and light industrial uses

Potential forms of development: tower/podium, mid-rise and ground-oriented

116 identitg AMENDED OCTOBER 29, 2018 DNV Official Community Plan | Schedule A



MAP 8: LOWER LYNN TOWN CENTRE LAND USE MAP

DNV Official Community Plan | Schedule A AMENDED OCTOBER 29, 2018 dentity 117



3.1.2 COMMERCIAL AND EMPLOYMENT USES

1. Focus new commercial floorspace and services in the “heart” and within Seylynn Village; and explore

transitional commercial uses at the southwest corner of Mountain Highway and Crown Street

2. Support and encourage major office development

3. Support light industrial commercial uses and encourage intensification and diversification of such uses

4. Maintain Main Street as a regional destination commercial area

5. Facilitate effective buffering of commercial and mixed uses along Main Street from nearby industrial areas,

and transition development sensitively to adjacent residential uses

6. Maintain the District’s Works Yard in the medium term and consider alternative uses of this site that may

support the Town Centre in the long term

3.1.3 COMMUNITY FACILITIES, SERVICES AND AMENITIES

1. Provide a central plaza on the east side of Mountain Highway in the heart of the Town Centre and program

it to support community activities and serve as a community focal point

2. Create a gateway to the heart at Mountain Highway and Crown through public realm improvements on the

four corners

3. Prepare a community amenity strategy for Lower Lynn Town Centre to deliver community amenities and
public benefits generally to include, but not limited to:

)
b)
0

d)

g

Affordable and rental housing units
Redevelopment of Seylynn Hall as a community centre
Community space adjacent to Seylynn Park

Neighbourhood park improvements including playgrounds at Seylynn and Bridgman Parks, and new
neighbourhood park space to serve the area south of Crown Street and east of Mountain Highway

Urban plaza including landscaping, street furniture and public art
Enhancement of trails and greenways

Other community amenities as identified to meet goals and objectives for Lower Lynn
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Sketch of Lower Lynn Town Centre looking north up Mountain Highway

3.1.4 PARKS AND OPEN SPACES

1. Undertake trail improvements to enhance connections to the Lynn Creek trail system and Lynnmour School
and neighbourhood

2. Establish Crown and Orwell Streets as greenways that prioritize walking and cycling

3. Upgrade Seylynn Park to address local recreational needs

4. Expand and upgrade Marie Place Park as a locally serving neighbourhood park

5. Facilitate creation of a new neighbourhood park south of Crown Street and east of Mountain Highway

6. Design open spaces with consideration of solar orientation, weather protection and typical use during
different times of day

7. Design open spaces with consideration of crime prevention principles and maximization of passive
surveillance
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3.2 MOBILITY NETWORK

Map 9 provides a conceptual representation of the mobility network for Lower Lynn Town Centre.
1. Pursue transportation demand management strategies to encourage active travel modes and public transit

2. Work with the regional transportation authority to coordinate the provision of effective transit service and
upgrades to Phibbs Exchange to support increased population and employment in Lower Lynn Town Centre

3. Work with the regional transportation authority to improve the integration of Phibbs Exchange into the
community

4. Investigate the potential for new pedestrian/cycle bridges over Lynn Creck and over the Trans-Canada
Highway along the Crown Street alignment

5. Improve the existing Lynn Creek trail to Lynnmour School under the Keith Road and highway bridges

6. Work with the Provincial transportation ministry and other governments to address highway interchange
improvements including east-west connections to the Seymour area

7. Designate Crown and Orwell Streets as greenways and implement streetscape improvements that prioritize
walking and cycling movements

8. Secure mid-block connections east of Mountain Highway at redevelopment
9. Provide a consistent and high quality sidewalk treatment on both sides of Mountain Highway

10. Develop way-finding measures and signage to direct pedestrians and cyclist to the community heart, Seylynn
Park, Lynn Creek trail system, community facilities and Phibbs Exchange
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MAP 9: LOWER LYNN TOWN CENTRE MOBILITY NETWORK MAP
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3.3 SUSTAINABILITY

1. Undertake a feasibility analysis of district energy to consider alternative/sustainable energy systems for
Lower Lynn; and subject to this analysis, anticipate and accommodate the development of a hydronic based
district energy system

2. Promote the implementation of green building and water conservation practices

3. Manage and re-use storm water on site to the greatest extent possible

4. Encourage urban agriculture through provision of garden spaces and green roofs

5. Encourage new multi-family housing developments to provide composting facilities and/or coordinate
composting services
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A. Introduction

Local context

Lower Lynn is one of four key designated centres

in the Official Community Plan’s (OCP) Network
of Centres. Centrally located within the District of
North Vancouver (District) at the Second Narrows
bridgehead and connected to Lower Lonsdale via
Main Street/Low Level Road, Lower Lynn has good
access to Phibbs Exchange and frequent transit,
significant parks and natural amenities, employment
lands and regional commercial along Main Street.

Redevelopment of the existing residential areas
provides an opportunity to protect employment

lands, to rejuvenate the residential areas through
quality urban design and place making, to increase
connectivity between neighbourhoods that have been
isolated by the TransCanada Highway, and to establish
a central community “heart” or focal point that serves
as a hub for community services and facilities.

Revitalization of the Lower Lynn Town Centre,
including a range of new multi-family housing and
affordability options, will make it easier for local
businesses to attract and retain new employees. In
addition, young working adults (20-40 year olds)
and their families, seniors looking to downsize and
first time home buyers from the North Shore and
elsewhere, are anticipated to move here to take
advantage of new housing options, jobs, ready access
to transit, parks, trails and other amenities.

This Lower Lynn Town Centre Implementation
Plan responds to the Official Community Plan
policies and direction identifying the need for a
detailed implementation plan and design guidelines

Lynn Valley

Edgemont Queensdale

City of North B
Vancouver :

Lowerr"CapiIano

LoweriLynn Maplewood

BURRARD INLET

Figure 1. OCP Network of Centres

to inform redevelopment of this area in a manner

that is consistent with the community’s vision for this
centre. The Lower Lynn Town Centre Implementation
Plan also provides policy direction to guide growth
and change in the Lower Lynn Town Centre to 2030.
Recognizing that it may take 20 years or more for

the area to be fully redeveloped, the plan allows for
incremental change over time so that areas outside of
the core area can continue to function as they do now
until such time as they are ready for change.

Vision for the Lower Lynn Town Centre

The Official Community Plan vision for the Lower
Lynn Town Centre, developed in consultation with
the local community is:

Lower Lynn will be a transit-oriented mixed use
community comprised of a wide range of housing types
Jfor people of all stages of life, all incomes, with accessible
places of work, convenient shopping and amenities. Over
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time, Lower Lynn will become an outstanding model of
urban living in harmony with the North Shores natural
environment.

Implementation Planning and
Engagement Process

Following adoption of the Official Community Plan
(2011), implementation planning work on the Lower
Lynn Town Centre involved: undertaking a series

of technical transportation and economic analyses,
conducting public and stakeholder consultation,

and establishing planning principles and a detailed
Concept Plan as a basis for the Lower Lynn Town
Centre Implementation Plan and Design Guidelines.

Public engagement on the Lower Lynn Town Centre
began in 2008 and has occurred at every major
milestone in the implementation planning process.
Engagement has involved community and stakeholder
workshops, open houses, focus group meetings,
drop-in sessions, and community display booths that
enabled the community to be active participants in
shaping the vision, concept plan and implementation
policies for this Town Centre.

The District of North Vancouver has worked closely
with Vancouver Coastal Health (VCH) on this and
other designated centres to promote community
health through healthy built environments and active
living. VCH has played an important role in building
awareness and providing a strong voice for proactive
measures to promote community health.

LLTC IMPLEMENTATION ENGAGEMENT PROCESS

e LLTC public info
meeting

* Focus group
meeting - key

e Series of public
and stakeholder
meetings through
the OCP review

* Open House
on LLTC
Implementation
Plan principles and

e Public and
stakeholder
Open Houses
on Draft LLTC

issues, vision, process and framework Implementation
preliminary design development of e Community display Plan and Design
considerations Network of Centres booths Guideline elements
B l ! ! » PLAN
2008 - 2010 1 2011 I 2012 ' 2013 " IMPLEMENTATION
| [ .
ocP TECHNICAL ANALYSES Implementation DRAFT COUNCIL
ADOPTION Transportation Directions IMPLEMENTATION CONSIDERATION OF
Utilities Detailed Design PLAN :VIL:;EMENTATION

Community Amenities

LLTC IMPLEMENTATION PLANNING PROCESS

Figure 2. Lower Lynn Town Centre implementation planning and engagement process

Lower Lynn Town Centre Implementation Plan

Introduction



How to use this document and
relationship to the Official Community
Plan

This Lower Lynn Town Centre Implementation Plan
represents a long-term vision to 2030 to guide future
redevelopment, growth and change to this area. This
document is to be used in conjunction with the
Official Community Plan (OCP). The OCP land use
designations and Town Centre policies (Schedule A
of the OCP) lay the foundation and policy directions
for the Lower Lynn Town Centre. Guided by and
consistent with the OCP, this Implementation Plan
provides more detailed policies and implementation
actions to guide redevelopment of this Town Centre
in accordance with the OCP. In the event that there is
any inconsistency between this Implementation Plan

and the OCP, the OCP governs.

The general, District-wide Development Permit
Area Guidelines found in Schedule B of the OCP
apply to redevelopment in this area. In addition,

the supplemental Design Guidelines specific to the
Lower Lynn Town Centre outline the specific form
and character and streetscape design elements to help
shape the unique character and identity of the Town
Centre.

Realizing a Sustainable
Implementation Plan

Lower Lynn Town Centre has the potential to become
one of the most sustainable communities in the
District of North Vancouver.

Building on the vision of the Official Community
Plan (OCP) as an Integrated Sustainable Community
Plan, this Implementation Plan guides the
redevelopment of the Lower Lynn Town Centre
towards social, economic and environmental
sustainability by:

»  directing new growth in a frequent transit
development area (FTDA) that is well served
by transit;

»  integrating a range of housing choices,
community facilities and services to promote
social interaction and demographic mix;

»  encouraging economic development through
the protection of light industrial lands and
expansion and renewal of commercial uses;

»  providing new park space and promoting
environmental protection, watershed
enhancement, green infrastructure, energy and
water conservation.

This Implementation Plan also provides
recommendations for monitoring progress towards
overall Plan objectives and OCP targets.
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B. Planning for a Mixed Use Town

Centre

Establishment of a mixed use centre with easy

and enjoyable walking access to retail, community
facilities and services, and jobs is an important first
step towards creating a very liveable, healthy and
vibrant community for current and future residents
and businesses. The community’s vision for this

Town Centre is illustrated by means of a Concept
Plan (Figure 3) and supported by land use and other
policies in this Implementation Plan. Both conceptual
and land use planning for this mixed use Town
Centre have been shaped by extensive community and
stakeholder input.

Concept Planning Principles

The following planning principles, established in
consultation with stakeholders and the public, were
used to guide the development of the Lower Lynn
Town Centre Concept Plan and the framework for
this Implementation Plan.

Create a new Town Centre for Lower Lynn that:

Mixed Use

»  Integrates multi-family residential, retail, light
industrial and park uses into a revitalized,
complete, transit oriented community.

»  Provides a community focal point including
a mixed use community “heart” with a “high
street” on Mountain Highway between Crown
and Hunter Streets.

»  Encourages economic development through
the protection and intensification of light
industrial uses, and modest expansion of local-
serving commercial uses.

Multi-Modal Transportation Network

»  Strengthens community connectivity through
a network of safe and accessible pedestrian
and cycling routes including a central “green
spine”.

»  Supports and facilitates access to the frequent
transit network.

»  Redirects east-west local District traffic via the
East Keith Road extension.

Housing Choices

»  Revitalizes the residential neighbourhood and
encourages innovative housing forms close to
employment, transit, retail and community
services.

»  Facilitates a mix of housing types and tenures
to accommodate people of all ages, abilities
and incomes for the next 20 years.

Public Realm and Community Amenities

»  Establishes a unique community identity and
sense of place referencing nature, outdoor
recreation and elements of the industrial
character.

»  Enhances liveability and social well-being
through provision of engaging public spaces,
new neighbourhood parks and urban plazas,
and a range of community services.

»  Promotes public safety and security through
streetscape and urban design.

Lower Lynn Town Centre Implementation Plan
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Environmental Protection and Green
Infrastructure

»  Protects and enhances the Lynn Creek
corridor and encourages a healthy urban forest
canopy.

»  Promotes green infrastructure, rainwater
management best practices, water and energy
conservation, and alternative energy solutions
towards a more sustainable community.

Concept Plan for Lower Lynn Town
Centre

The District’s Official Community Plan (OCP) land
use map forms the foundation for the Lower Lynn
Town Centre Concept Plan. The Concept Plan (Figure
3) has also been informed by community input,
economic and transportation analysis, and the concept
planning principles specific to the Lower Lynn Town
Centre.

Under the Concept Plan, the most significant

change is proposed for existing residential areas east
of Mountain Highway. Existing employment lands
west of Mountain Highway will retain their current
uses with the ability to redevelop and intensify light
industrial uses in a manner that is consistent with the

Zoning Bylaw and the OCP.

Note that while it provides greater detail and finer
grain of planning than the OCP land use map, the
Concept Plan illustrates one possible way in which
redevelopment may occur in the future according to
the land uses and densities provided in the OCP.

The actual location, built form and height of
buildings will be determined at the time of
redevelopment through applicable development
application and review processes. The Concept
Plan also assumes that some site assemblies may be
needed to achieve the Plan vision and the densities

in the OCP.

Introduction

Lower Lynn Town Centre Implementation Plan



/ 4
[ 4 -
] 'y 7 4 4 5
8 y | _d 4 =
| 7 F 4 ! 3 n i £ o
: - 3 & T b R i - I
3 : i - ¥ R » Z
’ : ; | a0 =l z
3 I e = j = & = S 7 -4
I - S g : g St | ,, B AL .
: 2 S I i | / £
= = b i i 1 / . i =
! . Pe——— i =

F. i 7/ [ g —
= / il /]

lie | | / i

S i | | 1L

e i i
_ L I 4 - ) /4 /
° | = - ] | Ty
o 2 - 7 b I y £
S |l ~

| EXCHANGE
TRANSIT HUB

P“IBBS

w
5 d
-
m 2
= —
-
=] B
& = =
[+ o
5 O |
. 2 2
Eow o2 & S
F W. [G] W i =5 E mAu
2 erains e 8 £ 23 E § &
= 7,\ o F 2 E & 3
mu > w o @ o =Z 3
o C < & x O U M z 3
dmn..lmo a m = U 9 989 @ Wc w
=gl ] 5 = 3 5 o =
53280 /Zz 25552 ¢% ¢z
= = 2 o 2 2 6 6 = = &
= o T w g 533 ¢ % 8
r.IWd (= T g g € g =
512 &le an G = m 8 3 F £ =
= e B 3, p W =835z 3 2 § 3
%awnnn._ iw - & & U oG £ & B
= o /
R e I 7 $E9 DOom=S=mN|
=1 0 _ S - o
S | * ! _ \; GEE
e SEC L B N U N N - R | S&f

10

Introduction

Figure 3. Lower Lynn Town Centre Concept Plan
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Ilustrative Character Sketches of the Lower
Lynn Town Centre

| {if Potential location for Figure 4a. Seylynn Park and Potential Community Facility

{!, %e_mm@hl‘t_ y o FHffe it St This sketch shows a potential new community facility
: 5 (pending results of a needs assessment) with residential
development on Hunter Street and directly facing
Seylynn Park.

Figure 4b. The Lower Lynn Town Centre “Heart”

View looking north-west across the central plaza
towards Mountain Highway and Seylynn Park.

The central plaza is wrapped by at grade retail with
café seating, displays and weather protection which
together with public art, pavement treatment,
landscaping and water features create an inviting and
animated public realm space.

Figure 4c. Crown Street

View along Crown Street looking east towards Orwell
Street. A mix of low and mid-rise apartments and
ground oriented housing with street level entrances,
landscaped front yards and street trees enrich the
character of this residential neighbourhood.

Figure 4d. Oxford Street

This sketch shows a new pedestrian greenway along
the north side of Oxford Street connecting to Phibbs
Exchange. Low profile landscaping, rain gardens, rock
infill areas, street furniture and lighting provide a safe
and enjoyable route for pedestrians to the transit hub.

Introduction Lower Lynn Town Centre Implementation Plan



Land use and denSIty and south of Rupert Street, and for a portion of

Main Street as shown in the Concept Plan.

Land use designations are used to identify the future 6. Minimize potential conflicts between different
land uses applicable to an area. Land uses in the Lower adjacent land uses through urban design, buffering
Lynn Town Centre encourage building typologies and edge treatments.
and densities to establish a vibrant higher density, 7. Consider facilitating live/work units along the
mixed used town centre, close to transit, that protects west side of Mountain Highway at Rupert Street
employment lands and integrates parks, open space to provide a transition between residential and

light industrial uses, where appropriate.
8. Introduce institutional (public assembly) land uses

and community amenities.

Policies:

1.

Encourage redevelopment in the Lower Lynn
Town Centre that is consistent with the Official
Community Plan land use map and land use
designations for this area (Figure 6 and Table 1).

to accommodate a new community recreation
facility in the Town Centre core.

Retain and expand parks, open space and green
spaces to enhance community liveability and to
create a vibrant public realm.

2. Support light industrial uses and encourage . Encourage an appropriate minimum site assembly
intensification of these uses on existing size (approximately 4-5 smaller residential lots) for
employment lands. redevelopment in order to achieve the Concept

3. Facilitate the establishment of diverse housing Plan and the land uses and densities in the Official
forms consistent with OCP land use designations. Community Plan.

4. Maintain the destination/regional commercial Ensure that new developments demonstrate ability
character of Main Street and focus new local to achieve the overall objectives of the Lower Lynn
commercial floorspace and services in the Town Town Centre Plan and the Official Community
Centre “heart” (see Figure 5). Plan in order to be eligible for the density shown

5. Consider opportunities for a new office building in the applicable land use designation.

with retail at grade at the southwest corner of
Mountain Highway and Crown Street, and

choice of use (industrial or commercial) for the
Mountain Highway frontages immediately north

Discourage proposed development configurations
that may result in remainders of land that are
uneconomic to development for the uses intended

in the Land Use Map (Figure 6).

Figure 5. lllustrative sketch of the Lower
Lynn Town Centre looking south-east across
Mountain Highway towards the central plaza.

Lower Lynn Town Centre Implementation Plan

Introduction
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Land use designations and applicable densities for the Town Centre (shown below) are articulated in the OCP
and form the foundation for the Lower Lynn Town Centre Implementation Plan. Floor space ratio, as referenced
below, means generally the ratio of the gross floor area of a proposed development over the gross area of the lot or
lots upon which the development is located.

Residential Level 5 Low Density Apartment: Areas designated for low density apartment are intended
predominantly for multifamily housing in centres and corridors up to approximately 1.75 FSR.
Development in this designation will typically be expressed in low rise apartments, but may include some
townhouses. Some commercial use may be permitted at grade.

Residential Level 6 Medium Density Apartment: Areas designated for medium density apartment

are intended predominantly to provide increased multifamily housing up to approximately 2.50 FSR at
strategic locations in centres and corridors. Development in this designation will typically be expressed in
medium rise apartments. Some commercial use may also be permitted in this designation.

Commercial: Areas designated for commercial are intended predominantly for a variety of commercial
and service type uses, where residential uses are not generally permitted. Development in this designation
is permitted up to approximately 1.0 FSR.

Commercial Residential Mixed Use Level 1: Areas designated for commercial residential mixed use
level 1 are intended predominantly for general commercial purposes, such as retail, service and offices
throughout the District. Residential uses above commercial uses at street level are generally encouraged.
Development in this designation is permitted up to approximately 1.75 FSR.

Commercial Residential Mixed Use Level 3: Areas designated for commercial residential mixed use
level 3 are intended predominantly to provide for high density uses up to approximately 3.50 FSR

at limited appropriate sites in the District’s Centres. Development in this designation may include
residential or commercial uses which encompass retail, office and service uses, or a mix of these residential
and commercial uses.

Light Industrial Commercial: Areas designated for light industrial commercial are intended

predominantly for a mix of industrial, warchouse, office, service, utility and business park type uses.
Supportive uses including limited retail and limited residential uses may be permitted.

Parks, Open Space, and Natural Areas: Arcas designated for parks, open space and natural areas are
intended for a range of public and private uses focussed principally on the protection and preservation of
ecologically important habitat areas, the regional drinking water supply, or the provision of diverse parks,
outdoor recreational, or tourism opportunities.

Table 1. Land use designations for Lower Lynn Town Centre (from the OCP).

Introduction Lower Lynn Town Centre Implementation Plan
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Community Identity and Urban Design

Building on its existing setting, contextual patterns,
climate and history and looking forward to what
this area could become; redevelopment of the Lower
Lynn Town Centre will create a unique community
character and identity for this area that is both
distinct from other town and village centres and will
help to foster community connection and sense of
place or belonging. The Lower Lynn Town Centre
Design Guidelines provide detailed direction for
streetscape and urban design and for the expression
of community identity and character. General design
objectives and policies are provided below.

Policies:

1. Promote a high quality attractive built
environment that reflects the role of this
community as a gateway to the District of North
Vancouver.

2. Encourage and promote new development within
the Lower Lynn Town Centre that:

» follows urban design principles that are
consistent with the Form and Character
Design Guidelines in the OCP and the Lower
Lynn Town Centre Design Guidelines; and

»  helps create of a unique community character
and identity for the Lower Lynn Town Centre
through site planning, streetscape and urban
design, landscaping, public art and other
measures as appropriate.

3. Encourage application of the Lower Lynn Town
Centre Design Guidelines in a manner that
promotes design continuity, while still enabling
individual expression on a particular development
site.

4. Encourage and promote new development and
appropriate landscaping that complements and
reinforces the character and roles of the different
streets, neighbourhoods and open spaces in the
community.

15

5. Undertake a review of street names (Mountain
Highway, proposed new streets), place names
(Town Centre itself), parks and other community
facility names to identify new names, as needed,
that are in keeping with the identity and character
of this area and that help to establish unique sense
of place.

6. Recognize that the Design Guidelines may be
supplemented, from time to time, to provide
further clarity and direction to inform the urban
character and streetscape design.

Building Form and Height

The Concept Plan outlines the approximate type

and location of potential future buildings in the
Lower Lynn Town Centre. Approximate building
heights shown in Figures 6 and 7 reflect consideration
of land use and density, land economics, parcel
assembly, sunlight penetration, views, privacy, access,
relationship to other uses and to the street.

Policies:

1. Encourage new development to consider
public and private access to views and sunlight
and request view and shadow analyses with
development applications, as appropriate.

2. Employ sensitive urban design and variation in
heights to transition sensitively outwards from the
Town Centre heart.

3. Encourage smaller tower floor plates to establish
leaner buildings and to maximize open space.

4. Encourage new development that is respectful
of adjacent current and future built forms and
presents an appropriate relationship in scale and
form to adjacent land uses.

Introduction

Lower Lynn Town Centre Implementation Plan
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Seylynn Village LLTC “Heart”

32 storey
28 storey residential
residential —— 24 %ore}/ | 22 storey 26 storey
"——" == entlalo residential 12storey  residential
P -~ storey residential
e ~ residential === T T ™ N SR LS
I’ g - - So=— - SN
, i
8 storey
residential
6 s'g:rex;. : 6 storey
residentia residential

Fern Hunter Central Crown
Street Street Plaza Street

Figure 7. lllustrative sketch of approximate building heights along Mountain Highway between Seylynn Village and Crown Street.
All building heights and locations are approximate

| CITY OF

arcor |
| VANCOUVER
|
|
‘ APPROXIMATE '
BUILDING HEIGHTS |
12Storeys = 120ft
18Storeys = 180ft
20 Storeys = 200 ft
|, 22Storeys = 2201t
24 Storeys = 240ft
26Storeys = 260ft
28 Storeys = 280ft
32Storeys = 320ft

Figure 8. Approximate stepping and variation in building heights per the Lower Lynn Town Centre Concept Plan.
All building locations and heights are approximate.
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1| INTRODUCTION

As guided by the North Vancouver District's Official
Community Plan (OCP), increasing housing choices to
meet the diverse needs of residents of all ages and
incomes is a key objective for this community.

While important strides have been made to increase
the type and tenure of housing through revitalization
and mixed use redevelopment of designated town
and village centres, a more focused strategy is needed
to address the needs of low and moderate income
households in their efforts to find affordable housing
choices.

Intent of this Strategy

The District has an opportunity to promote retention
of existing rental, and the expansion of the affordable
rental housing inventory through the implementation
of the OCP and other relevant bylaws and policies, and
the administration of the land development application
and review process. Realization of affordable housing
objectives will require collaboration and partnerships
with senior government agencies, non-profit housing
providers, and other community stakeholders.

This Rental and Affordable Housing Strategy has
been developed with the input of District residents,
non-profit housing providers, housing agencies, and
development industry representatives. Goals, policies
and implementation measures in this strategy are
intended to guide the community, developers, Council
and staff towards the provision of housing choices for
low to moderate income households in the District.

This strategy also supplements and provides additional
detail to inform existing housing policies in the Official
Community Plan (OCP), centres implementation plans,
and other relevant Council policies.
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Public and Stakeholder Engagement

This Rental and Affordable Housing Strategy has been shaped by housing research, data from OCP-related forums
on housing, a series of workshops with Council, online and in-person public surveys, and stakeholder feedback.
This process is illustrated in Figure 1.

In February - March 2016, the District hosted a number of workshops with non-profit organizations, housing
providers/agencies, and development industry representatives to gather feedback on the draft strategy.
Approximately 45 participants, representing 32 organizations, attended these workshops.

In May 2016, the District retained NRG Research Group to conduct statically valid telephone and onsite interviews
with home owners and renters in the District. A total of 689 residents provided input through these surveys. An
additional 83 residents submitted responses through an online survey posted on the District’s website.

Fall 2015 Spring 2016 Fall 2016 November 2016

Background Research, Draft Refinements Council
Affordable Housing Policy to Draft Consideration

Green Paper Framework Strategy of Final Strategy

Series of stakeholder workshops and public engagement

Series of Council Workshops on Rental and Affordable Housing

Figure 1. Planning and engagement process to develop the strategy

=TT

BH B =

{EEIETENE

=1 =[] =

Rental and Affordable Housing Strategy =~ November 2016  District of North Vancouver



2 | FOCUS FOR THIS STRATEGY

Low and moderate income households

A healthy community has a diverse spectrum of housing types to accommodate the housing needs of residents of
all ages, incomes, abilities and household sizes. Figure 2 illustrates the continuum of housing in the District from
non-market housing for vulnerable and low income populations to market housing for higher income households.

1. Focus on the needs of low and low to moderate income earning households that are most likely
to face challenges in finding appropriate and affordable housing.

These households are largely renters earning an estimated 30 - 50% and 50 - 80%, respectively, of the District’s
median rental household income. This area of focus roughly coincides with the social housing, low end market
rental and market rental housing segments of the District's housing continuum.

Market Housing

Low End Market Entry Level Market

Market Rental Market Home
Rental Housing Ownership Ownership

Figure 2. Housing continuum in the District

The above focus aligns with OCP direction to develop a rental and affordable housing strategy to address the
housing needs of low to moderate income earning households. It is also consistent with and helps support key
goals in the Regional Affordable Housing Strategy.
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Target resident households

Ensuring an intergenerational mix
of residents of all ages, incomes
and abilities is important to the
ongoing health and vibrancy of
our community.

2. Consider the housing
needs of lower income
families as a key area of
focus.

3. Seek to address
the housing needs of
lower income seniors,
students, persons
with  disabilities and
vulnerable populations
at risk of being homeless,
as well.

There is an on-going need for
more  affordable and rental
housing choices for the following
types of residents.

Rental and Affordable Housing Strategy

Families

Housing is needed for families that
cannot afford home ownership and
need additional space for children
and/or extended family members.
In 2011, an estimated 1,520
District households were living in
core need and spending at least
half of their income on housing,
and approximately 860 (56%) of
these were family households. In
the absence of more affordable
housing choices, many of these
families may be forced to leave
the District.
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Young Adults and
Students

trends for the

Demographic
District show a declining number
of young adults aged 20 - 40 years,
and identified as the 'missing
generation’inthe OCP. Atthe same
time, local business operators
report challenges in attracting
and retaining qualified employees
given the high land values on the
North Shore. Affordable housing
choices are needed to ensure
that young adults receiving
education, entering the work force
and starting to raise families can
continue to live and thrive in the
District.

District of North Vancouver




Seniors

Fl -
-

Seniors are projected to comprise
the largest proportion of the
District's population in the coming
decades. While the majority of
seniors over 55 years own their
current home and expect to be
owning a home for the next 10
years, some lower income seniors
are looking for low maintenance
and affordable rental housing
choices close to transit and other
community amenities and services.

Rental and Affordable Housing Strategy

Persons with Disabilities

Persons living with cognitive and/
or mobility disabilities are faced
with tough challenges in finding
affordable, barrier free housing.
Some older purpose built rental
units present limited options for
persons with disabilities and an
increased supply of affordable
accessible designed units s
needed.
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Vulnerable persons at
risk of homelessness

While the numbers of homeless
people have, in recent years,
remained relatively constant; social
service providers across the North
Shore report a growing number
of vulnerable populations at risk
of homelessness and waitlists for
social and non-market housing
continue to grow.
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3 | ESTIMATED RENTAL DEMAND

The OCP (2011) anticipates capacity for approximately
10,000 net new units in the District by 2030.

As guided by the Metro Vancouver housing demand
estimates in the Regional Growth Strategy (Metro
2040) and the Regional Affordable Housing Strategy,
the District has established an estimated 10 year
demand for affordable housing.

4. The 10 year (2016 - 2026) estimated
demand for affordable rental units in the
District is 600 -1,000 units.

These affordable rental units are intended to form part
of, and not in addition to, the anticipated 10,000 net
new units.
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4 | LEVEL OF AFFORDABILITY

Canada Mortgage and Housing Corporation (CMHC)
generally considers housing to be “affordable” when
a household spends no more than 30% of their gross
household income on shelter costs (rent, mortgage
payments, property taxes, strata fees, and heating
costs). CMHC has also established a set of recognized
and regularly updated affordability levels that are
derived from the CHMC annual rental market survey.

5. Establish rental thresholds for new
affordable rental units at the time of
rezoning and through a signed Housing
Agreement.

6. Use the established CMHC Affordability
Criteria, as updated on an annual basis, to
guide the determination of affordability
levels.

7. Include provisions in the Housing
Agreement to the effect that existing and
potential renters are income tested to
ensure that affordable units are provided to
low and low-moderate income earners.

Calculations of actual rents must refer to annually
updated CMHC Market Rental reports.

Stats Canada census provides median household
income (MHI) data every 5 years. MHI calculations may
be adjusted by the annual rate of inflation to reflect
incremental changes to income in the interim years.

 — Y —
LCICHET (ORI

{ FTITSCT | f Prrm
LR (ORI

fm) o
i
i

9

Rental and Affordable Housing Strategy =~ November 2016  District of North Vancouver




5| KEY RENTAL AND AFFORDABLE
HOUSING GOALS

This section establishes key goals and corresponding policies to guide the rental and affordable housing in the
District.

GOAL 1: Expand the supply and diversity of housing

As we move towards 2030, the majority (75 — 90%) of new housing is anticipated to be added in key growth
centres, while preserving the neighbourhood character and lower density of established neighbourhoods.
Increased supply of housing in centres will add diverse multi-family housing choices (type, tenure, unit sizes etc.)
for District residents, and encourage competitive pricing for homes.

8. Continue to encourage diversity and increase the supply of housing in town and village centres
in accordance with OCP and centre implementation plan policies.
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GOAL 2: Expand the supply of new rental and affordable housing

Following a 30 - 40 year period of little change in the inventory of rental housing, some renewed interest in
developing new purpose built market rental is emerging. Low interest rates, higher rental returns, municipal
incentives and other factors have contributed to making the market rental housing more attractive to some
developers. Municipal policy, partnerships and negotiated approaches at rezoning are needed to increase the
supply of affordable rental housing that the market will not ordinarily provide. Locating affordable rental in centres
that are within walking distance to frequent transit provides alternate transportation choices and helps ease the
transportation costs and financial burden for renters.

9. Expand the supply of rental and affordable housing in a manner that is consistent with the OCP,
and enables low and moderate income households to access transit and community services, retail
and employment within walking distance from their homes.

10. Encourage development applicants to demonstrate how the proposed project will support
rental and affordable housing in the District, where feasible.

11. Ensure that new rental includes a range of units, (i.e. number of bedrooms) to suit the needs of
families and other households.

12. Negotiate for rental and affordable units, land (typically for larger projects), a cash-in-lieu
contribution (typically for smaller projects) towards affordable housing, or some combination
thereof, at the time of rezoning, and on a case-by-case.

13. Consider opportunities for density/height bonus zoning, on a case-by-case basis, to facilitate
provision of affordable housing.

14. Consider opportunities, on a case-by-case basis, to incentivise rental and affordable housing
with parking reductions in key centres and along the frequent transit network, and in consideration
of applicable centres plans and transportation policies.

15. Continue to apply the strata rental protection policy recognizing that strata rental provides an
important source of market rental housing.
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Key Goals - continued

GOAL 3: Encourage the maintenance
and retention of existing affordable
rental

Existing, older purpose built rental housing makes
an important contribution to the affordable rental
inventory in the District, and provides a key source
of more affordable housing for low to moderate
income families and other households. Progressive
maintenance and restoration of these buildings is
necessary to extend their service life and to ensure
their functionality and liveability for residents.

16. Encourage the maintenance of purpose
built rental to the end of its economic life,
and ensure the appropriate enforcement
of the Standards of Maintenance Bylaw in
consideration of other applicable policies.

17. Prioritize the maintenance, restoration
and retention of purpose built rental subject
to an objective assessment of the building
condition, and in consideration of applicable
centres plans objectives and policies.

GOAL 4: Enable the replacement of
existing rental housing with conditions

It is recognized that even with ongoing and regular
maintenance, by 40 - 50 years of age, several major
mechanical components of residential buildings may
need to be replaced outright. Higher maintenance
costs associated with this work may be reflected in
higher rents and/or sub-standard living conditions if
maintenance is deferred. On a case-by-case basis, the
condition of an existing rental building may warrant
redevelopment.

18.Consider the replacement of existing
rental, on a case-by-case basis, and subject
to negotiation of the replacement rental
units reflecting the number of bedrooms
and affordability of original units, or
some combination thereof, to meet the
affordable housing needs of families and
other households.
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GOAL 5: Minimizing Impacts to Tenants

Potential demolition of older multi-family rental buildings has raised concerns for displaced renters who may face
significant challenges in finding suitable affordable housing in a low vacancy rate climate.

A Residential Tenant Relocation Assistance Policy outlines procedures to assist current tenants in finding alternative
and affordable accommodation. Such procedures may include providing advanced notice to tenants, assistance
with relocation, moving cost allowance, right of first refusal in the new building, long term tenant bonus, and/ or
other measures.

19. Work with land owners and developers to explore a phased approach to development to minimize
impacts to existing tenants, where feasible.

20. Apply a Residential Tenant Relocation Assistance Policy to encourage development proponents
to offer assistance to tenants in their search for new housing.
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Key Goals - continued

GOAL 6: Partner with other agencies to help deliver affordable housing

Addressing the affordable housing needs of lower and low to moderate income households will require partnership
and collaboration with diverse community partners. Efficiencies can be realized when affordable housing is
constructed as part of a market housing or mixed use development project. The day-to-day operation of affordable
housing units and provision of services to tenants, as needed, is often managed by non-profit housing providers.
Capital grants or other financing from Provincial and Federal governments can strengthen the economic feasibility
of an affordable housing project. Strategic use of District owned lands, which may involve a long-term lease, can
help leverage senior government funding.

21.Seek opportunities to partner with community stakeholders and senior government towards
achieving affordable housing goals.

22. Explore opportunities to utilize District owned land subject to consideration of, but not limited
to: proximity to frequent transit network; access to community services and employment; availability
of external funding and partnerships; alignment with OCP, centres implementation plans and other
applicable municipal policies.

23. Derive value from individual District owned lots for affordable housing in a manner that is
consistent with Council policies.
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6 | IMPLEMENTATION OF THIS STRATEGY

Successful implementation of rental and affordable
housing in the District will require regular data
collection and monitoring to ensure alignment with
changing community needs. A reporting framework
will provide a consistent and comprehensive means of
tracking important housing metrics, and may be used
to inform future adjustments, as may be needed, for
Council's consideration. Implications to the existing
funding levels will be considered with the long-term
funding strategy.

26.Establish a reporting framework to
routinely monitor appropriate affordable
housing metrics, not limited to the number
of units and bedrooms, and level of
affordability of existing and new affordable
units, by project and by area.

27.Report on these metrics for each
applicable residential development
application and on a consolidated, annual
basis and compare to projected demand
estimates.

28.Consider the allocation of Community
Amenity Contribution funds for affordable
housing, on a case-by-case basis, and subject
to consideration of the District's long-term
funding strategy.
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1 INTRODUCTION

1.1  Background

R.F. Binnie & Associates Ltd. (Binnie) was retained by Redic Developments Inc. (the Client) to prepare a
traffic study for a proposed residential development in the District of North Vancouver (the District). The
proposed development will be constructed at 1515-1555 Oxford Street and 220 Mountain Highway. The
project location is shown in Figure 1-1.

: .';._'. B 0
e’ ' b  PROPOSED STUDY DEVELOPMENT
LN

Figure 1-1: Project Location

1.2  Study Objectives
The purpose of this study is to review the background conditions within the study area and identify any
traffic related concerns caused by the proposed development. If any traffic issues are identified, this

report will recommend improvements to mitigate them. It is noted that the traffic anlalysis for the
proposed development will be included in the Lynn Creek Town Centre study conducted by the District.

In general, the objectives of this traffic study are to:

= Review the proposed development’s access point configuration, recommend the required
number of vehicle and bicycle parking spaces, and estimate the site generated traffic

= Provide a Travel Demand Management (TDM) plan for the proposed development
= Recommend necessary transportation improvements based on the study’s findings
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2 EXISTING CONDITIONS

2.1 Adjacent Road Network
2.1.1 Mountain Highway

Mountain Highway is classified as a major arterial route according to the District’'s 2030 Transportation
Plan, dated July 2012. Within the District, the roadway primarily travels in the north-south direction
between the Upper Lynn neighbourhood and the Lynnterm East Gate facility located along the Fraser
River. Mountain Highway connects with Main Street approximately 350 m west of the Highway 1 and
Main Street interchange.

Within the study area, Mountain Highway has a three-lane cross-section with the southbound curb lane
marked as a transit/cyclist only lane from 6:00 AM to 10:00 AM during weekdays. On-street parking is
provided on the east side of the roadway only. There are existing sidewalks on both sides of the road
and the posted speed limit of Mountain Highway is 50 km/h.

2.1.2  Oxford Street

Oxford Street is a local two-way roadway that runs in the east-west direction between Mountain
Highway and the Highway 1 southbound off-ramp to Main Street. The driveway access to a commercial
area is located opposite of Oxford Street at the Mountain Highway intersection, while an access to
TransLink’s Phibbs Bus Exchange is located opposite of Oxford Street at the Highway 1 southbound off-
ramp intersection. There are existing sidewalks on the north side of Oxford Street and on-street parking
isaccommodated on the south side of the roadway. The posted speed limit of Oxford Street is 50 km/h.

2.2  Study Intersection
2.2.1 Mountain Highway and Oxford Street

Mountain Highway and Oxford Street is a three-legged stop-controlled intersection, with Mountain
Highway operating as the free-flow movement. The west approach accommodates the driveway access
to the North Shore Veterinary Clinic and there is a marked pedestrian crosswalk across the south
approach.

Along Mountain Highway, the north approach has one shared left-turn/through lane and one
through/right-turn lane, while the south approach has one shared movement lane. Both Oxford Street
and the driveway access (the east and west approaches respectively) have one shared movement lane.

The existing laning configuration and traffic control at the study intersection is shown in Figure 2-1.
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CI- LANING CONFIGURATION @

PROPOSED STUDY DEVELOPMENT

2.3 Public Transit

Public transit services are provided in the District by TransLink. The development is located
approximately 200 m west of Phibbs Bus Exchange, which currently services eleven bus routes. There
are bus stops on either side of Oxford Street in front of the proposed development site which service
the following bus routes:

= Route #28 Joyce Station / Phibbs Exchange / Capilano University: This bus route
connects Joyce-Collingwood Station to Capilano University, mainly via Boundary
Road, Highway 1, and Lillooet Road.

= Route #130 Metrotown Station / Hastings / Kootenay Loop / Phibbs Exchange /
Capilano University: This bus route connects Metrotown Station to Capilano
University mainly via Willingdon Avenue, Highway 1, and Lillooet Road.

= Route #209 Upper Lynn Valley / Vancouver. This bus route connects Downtown
Vancouver to Upper Lynn Valley, mainly via Pender Street, Highway 1, and Mountain
Highway.

= Route #210 Upper Lynn Valley / Vancouver. This bus route connects Downtown
Vancouver to Upper Lynn Valley, mainly via Powell Street, Highway 1, and Mountain
Highway.

= Route #211 Vancouver / Phibbs Exchange / Seymour: This bus route connects
Downtown Vancouver to Deep Cove, mainly via Powell Street, Highway 1, and Mt.
Seymour Parkway.
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Route #227 Lynn Valley Centre / Phibbs Exchange: This bus route connects Phibbs

Exchange to Lynn Valley Centre, mainly via Mountain Highway, Arborlynn Drive, and

Lynn Valley Road.

Route #239 Park Royal / Lonsdale Quay / Phibbs Exchange / Capilano University: This

bus route connects Capilano University to Park Royal Shopping Centre, mainly via
Cotton Road, 3" Street, and Marine Drive.

The transit routes are shown in Figure 2-2.
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3 PROPOSED DEVELOPMENT CONCEPT

3.1 Development Concept

The proposed residential development is located at 220 Mountain Highway and 1515-1555 Oxford
Street and is expected to provide 134 residential rental units. Based on the District’s Official Community
Plan (OCP), dated May 2018, the site is currently zoned as Residential Level 6: Medium Density
Apartment. Development accesses will be provided on the east and south sides of the property off of a
proposed laneway and an existing laneway, respectively.

The proposed residential development preliminary concept can be seen in Figure 3-1. The complete
preliminary site plan for the proposed residential development is attached in Appendix A.
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Figure 3-1: Proposed Residential Development Preliminary Site Plan

3.1.1 DevelopmentAccess

The preliminary site plan proposes three vehicle accesses into the development. One access is expected
to be located on the east side of the property off a new laneway that would span between Oxford Street
and the existing laneway located on the south side of the development. This access will provide access
to an at-grade parking area. The other two accesses are expected to be located on the south side of the
property off the existing laneway. One of the southern driveways will provide access to the
underground parking stalls, while the other will provide access to an at-grade parking area and the
garbage / recycling pick-up area. It is expected that the egress movements from the development onto
the laneways will operate as typical driveways with no formal intersection control, but with the
expectation of yielding to laneway traffic.
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The internal drive aisle for the underground parking lot is required to be at least 7 m wide according to
the District’'s bylaw requirements. Based on the latest site plan provided by the Client, the internal drive
aisle has a width of less than 7 m on the east side of the underground parking lot. It is noted that the
parking stalls along this section of the drive aisle are all designated for small vehicles. An AutoTURN
analysis was conducted for the adjacent parking stalls to show that the ingress and egress movements
are still able to be performed. The AutoTURN analysis is provided in Appendix B.

The existing laneway currently connects to Mountain Highway at the south-west side of the proposed
development site. Based on the District’s Engineering Development Servicing Review for this project,
the Client is required to close off the laneway at Mountain Highway and provide a turnaround area.
Therefore, itis assumed that all site generated traffic will use the new laneway to access Oxford Street.

The new laneway will be located on the eastern end of the property and will connect to Oxford Street
approximately 90 m east of Mountain Highway and 80 m west of the Highway 1 southbound off-ramp.
The proposed intersection is expected to be stop-controlled with the new laneway operating as the
stop-controlled movement. The stop sign should be placed in advance of the sidewalk to reduce the
likelihood of conflicts between exiting vehicles and pedestrians.

Additionally, a sidewalk is to be constructed on the south side of Oxford Street along the frontage of
the study development to accommodate pedestrian access.

3.1.2  Sightline Safety Review

The standard sightline distances for vehicles turning onto a major road are outlined in the
Transportation Association of Canada’s (TAC) Geometric Design Guide for Canadian Roads. The guideline
states that the minimum approach sight triangle for a stop-controlled movement is established by
determining the minimum stopping sight distance along the major roadway or, preferably, the
minimum decision sight distance along the minor roadway. Based on the location of the proposed
access, the sightline to the east is approximately 80 m and to the west is approximately 90 m.

Stopping Sight Distance

As per the TAC Geometric Design Guide for Canadian Roads’ Table 1.2.5.3, the stopping sight distance for
a vehicle travelling along a roadway at a design speed of 50 km/h is approximately 65 m, based on the
performance of regular vehicles. Therefore, there is adequate stopping sight distance at the intersection
for the eastbound and westbound through movements.

Decision Sight Distance

As per the TAC Geometric Design Guide for Canadian Roads’ Figure 2.3.3.4, the decision sight distance for
a left-turn or right-turn movement onto a two-lane roadway with a design speed of 50 km/h is
approximately 120 m. It is noted that vehicles turning onto Oxford Street from Mountain Highway or
the Highway 1 southbound off-ramp will be at an operating speed lower than the design speed. For an
operating speed of 35 km/h, the decision sight distance is reduced to approximately 75 m; therefore,
there is adequate decision sight distance at the intersection.
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3.1.3 Phasing and Timing

The proposed study development is expected to be constructed in a single phase. For the purposes of
this study, the Opening Day of the development is assumed to be in the 2020 horizon year.

3.2  Off-Street Parking Review
3.2.1  Vehicle Parking

Based on the current information provided by the Client, the proposed study development will have
134 residential units. For a multiple unit residential development, the District’s current Zoning Bylaw
1965, No. 3210 requires one parking space per dwelling unit for residents plus one space per 100 m? of
gross residential floor area, up to a maximum of 2 spaces per unit inclusive of 0.25 per dwelling unit
designated for visitor parking. Additionally, based on the District’s Engineering Development Servicing
Review, 20% of vehicle parking stalls must include an electric outlet capable of Level 1 (110 V) charging
at 20 A for electric vehicles.

Based on the preliminary site plan, 176 resident parking stalls and 34 visitors parking stalls will be
required to satisfy the District’s off-street parking bylaw, with at least one parking space reserved for
disabled persons. Additionally, up to 35% of the required parking spaces may be provided as small car
spaces.

It is noted that the study development is applying for the District’s reduced bylaw parking rate, as per
the District’s administrative and operational policy Reduced Parking Rates for Multifamily Residential
Developments, dated December 2014. Under the reduced parking rate, the development would be
required to provide 0.75 resident parking spaces per unit and 0.10 visitor spaces per unit. This results in
a total of 101 resident and 13 visitor off-street parking spaces being required. To qualify for the reduced
rate, the development must include a TDM plan, which is described below in Section 3.3.

The required number of parking spaces under the policy is summarized in Table 3-1.

Table 3-1: Bylaw Parking Space Requirement for the Proposed Study Development

Rate in | Bylaw | Proposed
: i ; Proposed |
Unit Type Zoning | Spaces Rate | Num ber of
Bylaw Required Spaces
Multiple Unit Residential Building Dw elling Units
Multiple Unit Residential Building 76 100 sg. m. 1.00 42 - 0
Visitors 134 Dw elling Units 0.25 34 0.10 13
Total: 210 114

Based on the latest development site plan, the proposed development is expected to provide 0.85
parking spaces per dwelling unit for a total of 114 parking stalls, including 54 small car spaces (47%) and
two stalls reserved for disabled persons. As such, the study developmentis expected satisfy the District’s
reduced bylaw requirement for on-site parking. It is noted that the proposed development will be
exceeding the bylaw’s limit for the number of small car spaces. Based on information by the Client, the
required outlets for charging electric vehicles will be provided.
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The proposed parking layout for the development can be seen in Figure 3-2.

———
\ ' . OXFORD STREET
4 . 5 y
| - we \ e wa e o TN T TN g
p——— " B
Y] b X ; - v T L1 -
- -
= [} ..?: = 2
] —_— ==l .=
e
ATy o . _‘)"
o -1 B> ;
\: - 11 )
-l
) _— = - [~
=
4 E‘ = e ¥ p— |
& o
\ ] — o
o L = ~ -
c 1 — ;
3 oE —- =
k> it o= — v
% T\ B Lire
z il . :
% L1
- 1 o ~ =
» = [ [
a
L
A
rmcay Dot
; E-fl..&‘ —ad -
= +f ] T ' "_‘t'f ] | o e L L?‘ t‘
9 Bl | 6| afl ) | By O ) B M il il ol 6
qu — o -
=\ &
. 82 CARS
- 3 B NCLUDING 43 SMALL)
= X j o . M
" 3 593! i H 3
= i LN H -
= § i i ;
w— i 11 ;j ;l .
i \ A * LT"‘ T !"_ T j
i i 3 ii 3
\ ' s L iR
AZ < - ,
£ — -
- ¥ | | s . per —r !_., -
o b 3 =
A s 2 ..“I""”‘.rc;.,- “““ y E
AN\ L [E=RL ‘
L = e & Ira -
I" — ‘
= o i
e
,,.1:!' HI e B I I
i ] » | ' » H H 3 ;

Figure 3-2: Proposed Residential Development Parking Layout

3.2.2  Bicycle Parking

The District’s current Zoning Bylaw 1965, No. 3210 requires multiple family residential buildings to have
0.2 Class 2 bicycle spaces per unit for any development containing five or more residential units. Class
2 bicycle spaces are defined as a space provided on a rack with a minimum width of 0.3 m for each
bicycle and secure theft-resistant anchoring to the floor or ground. Therefore, the proposed
development requires 27 Class 2 bicycle spaces to be provided.
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Additionally, based on the District’'s Engineering Development Servicing Review, a minimum of one
Class 1 bicycle space per unit is required. Class 1 bicycle spaces are defined as secure storage spaces
with Level 1 (110 V) electric outlets for charging electric bicycles. Therefore, the proposed development
requires 134 Class 1 bicycle spaces to be provided.

The development site plan proposes 130 Class 1 spaces in secure bicycle rooms, 80 hanging racks above
cars in the underground parking area, and six at-grade racks for visitors for a total of 216 bicycle parking
spaces. Although the District’s off-street bicycle parking bylaw will be satisfied, the development is short
by four Class 1 bicycle spaces in order to satisfy the requirements set out by the District’'s Engineering
Development Servicing Review. However, this is expected to be acceptable given that there are an
additional 80 secure bicycle hanging racks above vehicles in the parkade with three-point security and
there will be power plugs for bike charging available inside and outside the bike storage rooms.

3.3 TDM Plan

In order to qualify for the District’s reduced parking rate policy, the development must have a TDM plan
to decrease the demand for off-street parking stalls.

3.3.1 Public Transit

The proposed development is situated in a location that is well serviced by public transit; therefore, the
future residents of this development will not be necessarily dependent on private vehicle ownership.
As described in Section 2.3, the development is approximately 200 m west of the Phibbs Bus Exchange,
which currently services 11 bus routes. Additionally, there are bus stops on either side of Oxford Street
immediately adjacent to the development. Therefore, within a five-minute walking distance, residents
of the proposed development have several bus routes that can be used to access popular destinations
such as Lonsdale Quay, Capilano University, Park Royal Shopping Centre, Upper Lynn Valley, and
Downtown Vancouver. It is expected that the developer will provide information on transit routes in the
area to residents before they move in.

3.3.2 Walking/Cycling

The proposed development is located approximately 300 m east of the Harbour Front Centre, a
commercial area that includes several restaurants, a bank, and a big-box home goods store. It is also
located approximately 200 m west of the Phibbs Bus Exchange. To encourage residents to walk to
nearby commercial areas and to transit, a sidewalk will be constructed on the south side of Oxford Street
along the frontage of the study development. This new sidewalk will also connect residents to the
existing sidewalks located on both sides of Mountain Highway, which lead to additional nearby local
attractions such as Seylynn Park.

To encourage bicycle ownership by residents of the proposed development, a total of 130 secure Class
1 bicycle spaces and 80 bicycle racks will be provided, in addition to three bicycle repair stations. It is
noted that as part of the District’s ultimate plan, Mountain Highway will provide a raised bicycle lane in
each direction, which will encourage cyclists of all ages and abilities. Additionally, residents who
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commute via bicycle can easily access the Mountain Highway southbound curb lane which is restricted
to buses and bicycles only from 6:00 AM — 10:00 AM, Monday to Friday.

The Developer is also expected to provide information on cycling routes, cycling skills training, and
destinations within walking distance to residents before they move in.

Based on the TDM measures described above, it is expected that the proposed development will be
able to qualify for the District’s reduced bylaw parking rate.

3.4  Trip Generation

The forecast trip generation for the proposed study development and the existing single family
residential units were derived from the Trip Generation 10" Edition, published by the Institute of
Transportation Engineers (ITE). The trip generation rates published under the Multifamily Housing (Mid-
Rise) (ITE Ref. 221) land use were assumed to be representative of the study development, while the
Single Family Detached Housing (ITE Ref. 210) land use was used for the existing single family residential
units.

3.4.1 StudyDevelopment

Based on the current information provided by the Client, the proposed study development will have
134 residential rental units. It is estimated that the proposed development will generate 49 vehicle trips
during the weekday AM peak hour, with 13 vehicles entering and 36 vehicles exiting the site. During the
weekday PM peak hour, itis estimated that 59 vehicle trips will be generated by the site with 36 vehicles
entering and 23 vehicles exiting.

To determine the increase in site generated traffic between the current and proposed land uses, the trip
generation for the existing six single family detached homes was also estimated. During the weekday
AM peak hour, it is estimated that five vehicle trips are currently generated, with one vehicle entering
and four vehicles exiting the site. During the weekday PM peak hour, it is estimated that six vehicle trips
are currently generated, with four vehicles entering and two vehicles exiting.

The forecast increases to site generated traffic between the existing single family detached homes and
the proposed study development is shown in Table 3-2.

Table 3-2: Estimated Site Generated Traffic

. ) Avg. Trip Generated % % Vehicle | Vehicle
Description Unit ITERef. Ends per

Unit Trip Ends Entering Exiting (Entering | Exiting

AM Peak Hour

Multifamily Housing (Mid-Rise) 134 Dw elling Units 221 0.36 49 26 74 13 36
Single Family Detached Housing 6 Dw elling Units 210 0.74 5 25 75 -1 -4
Total: 12 32

PM Peak Hour

Multifamily Housing (Mid-Rise) 134 Dw elling Units 221 0.44 59 61 39 36 23
Single Family Detached Housing 6 Dw elling Units 210 0.99 6 63 37 -4 -2
Total: 32 21
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Based on these findings, the study development is expected to generate 44 additional vehicle trips
during the weekday AM peak hour, with 12 new vehicles entering and 32 new vehicles exiting the site.
During the weekday PM peak hour, the development is expected to generate 53 new vehicle trips with
32 new vehicles entering the site and 21 new vehicles exiting the site.
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4 CONCLUSIONS AND RECOMMENDATIONS

4.1

Conclusions

The study development is located in the existing properties at 220 Mountain Highway and 1515-1555
Oxford Street and is expected to provide 134 new rental residential units. The purpose of this study is
to review the background conditions within the study area and to review any traffic related concerns
caused by the proposed development. A summary of the study findings are as follows:

The study development is located in close proximity to Highway 1. As a result, the surrounding
road network was observed to experience congestion during the peak periods.

The study development is located approximately 200 m away from the existing Phibbs Bus
Exchange and as a result is within a five-minute walking distance to several bus routes, which
provide connections to various points throughout Metro Vancouver.

The development access will be located on the south and east sides of the site, off of existing
and proposed laneways, respectively. It is expected that the egress movements from the
development will operate as typical driveways with no formal intersection control, but with the
expectation of yielding to laneway traffic.

Based on review of the District's standard bylaw requirements, the development will require
210 off-street parking stalls, including 34 visitor spaces and one stall reserved for disabled
persons. Up to 35% of the required parking stalls may be provided as small car spaces. The
development will also require 19 Class 2 bicycle parking spaces. Additionally, based on the
District’'s Engineering Development Servicing Review, the proposed development requires 134
Class 1 bicycle spaces to be provided.

= Under the District’s reduced parking requirements bylaw, the development will be
required to provide 114 off-street parking stalls, including 13 visitors parking stalls and
one stall reserved for disabled persons.

= The development is expected to provide 114 off-street vehicle parking stalls, including
54 small car spaces (47%) and two parking spaces reserved for disabled persons.

= The development will also provide a total of, 130 Class 1 bicycle parking stalls in secure
bike rooms, 80 hanging racks above cars in the three-point secure underground parkade,
and six visitor bicycle parking stalls at-grade. Three bicycle repair stations will also be
provided.

The internal drive aisles in the parking facility will be required to be at least 7 m wide to satisfy
the District’s Bylaw requirements.

= An AutoTURN analysis was conducted for the parking stalls adjacent to the section of the
drive aisle that does not meet the 7 m requirement. It is noted that these parking stalls
are all designated for small vehicles.

Based on the ITE trip generation rates, the development is expected to generate 44 new vehicle
trips during the AM peak hour and 53 new vehicle trips during the PM peak hour.
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4.2 Recommendations

Based on the study findings described above, the following recommendations are provided to support
the proposed development:

= As shown in the proposed site plan, the access to the new laneway should be located at the
northeast corner of the development to maximize the distance from the Mountain Highway and
Oxford Street intersection. The stop sign for the egress movement from the laneway shall be
located in advance of the sidewalk.

= Internal drive aisles within the underground parkade are required to be at least 7 m wide in
order to satisfy the District’s Bylaw requirements. In sections where the drive aisle is less than 7
m wide, the adjacent parking stalls shall be designated for small vehicles.

= In order to qualify for the District’s reduced Bylaw parking rate, the development must include
a TDM plan, which is summarized below:

= As the development is within 200 m to several existing transit routes, the Developer is
expected to provide information on transit access to residents before they move in.

= The development is expected to provide a total of 130 Class 1 bicycle parking stalls in
secure bike rooms and 80 hanging racks above cars in the three-point secure
underground parkade for residents. The Client is also expected to provide information
on cycling routes, cycling skills training, and destinations within walking distance to
residents before they move in. Three bicycle repair stations are also to be provided.

= The proposed ultimate configuration of Mountain Highway includes a raised cycle track
in the northbound direction, which will further promote the use of bicycles by residents.

= The proposed ultimate configuration of Oxford Street includes a sidewalk along the
frontage of the proposed development, which will further promote walking by residents.

= Aconceptual design of the District’s proposed ultimate configuration at the Mountain Highway
and Oxford Street intersection is provided in Appendix C. The Client should construct the south
side of Oxford Street and the east side of Mountain Highway, along the frontage of the proposed
development, to the District's proposed ultimate configuration.

BINNIE .



TRAFFIC STUDY — DRAFT REV.3
Redic Developments Inc. 220 MOUNTAIN HIGHWAY, NORTH VANCOUVER

5 CLOSING

We trust you find the information outlined in this traffic study suitable for your requirements. Should
you have any questions or comments on the information contained herein, please do not hesitate to
contact the Project Manager.

Prepared by: Reviewed by:

DRAFT DRAFT

Kelly Bullivant, P.Eng. Brendan Stevenson, P.Eng., PTOE

Traffic Engineer Project Manager/
Traffic Engineer-of-Record
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CONSTRUCTION TRAFFIC
MANAGEMENT

220 Mountain Highway Apartment Project

Redic Development Inc.



1. Construction Impact Mitigation Strategy

1.1.  Project Summary sheet

Building site address

220 Mountain Highway & 1515 — 1555 Oxford St.

# of storeys below grade

One

# of storeys above grade

Six

Type of construction (i.e.
concrete/woodframe)

Concrete for underground and part of ground floor and wood frame
for above ground floors

Total number of months to
complete

18 Months subject to weather related delays

Contractor Clark Builders (TBD)
Project Manager Name Armin Khatoonabadi
E-mail armin@redicdev.com
Phone 604-338-8496
On-site contact Name: TBD
Cell TBD
E-mail TBD

Site Generated Traffic (Assuming the building permit is granted in January 2020)

Phase Dates/ Duration # of Trucks/ | # of # of off-street
day Workers | parking stalls

Demolition February 1%, 2020 8 3 0

/ 3 Weeks
Excavation February 25", 2020 | m3 removed: 11-12 6 0

/5 Weeks 4,915
Foundation/ | April 1%,2020/2 | m3concrete: Average 4 10 2 for pump and
Parkade Months 1,606 truck



mailto:armin@redicdev.com

Above Grade | June 1%,2020/6 | m3concrete: 90 |1 20-25 |0
Structure months
Finishes October 1%, 2020 / 1 20-25 0
8 months
Off-site Civil | January 1%, 2021/ 2 10 2-3 for
3 months equipment
Landscape May 1%,2021/ 2 2 6 2 for
months equipment

1.2.  Project Details

Project Description

Redic Development Inc is proposing to develop a 134-unit rental apartment project in place of existing
single family lots on 220 Mountain Highway and 1515 — 1555 Oxford St. The existing homes will be
demolished, and a 6-story wood-frame building will replace them. The project also includes re-
development of site frontage along both Oxford St. and Mountain Highway.

The Building will have one level of underground parking and six residential levels above ground. Total
Gross Floor Area is 93,968 square feet.

The building plans also include 31 covered surface parking stalls fronting the back lane.
Contractor’s name and onsite contact

Given we have no information from DNV regarding the possible date of building permit, it is difficult to
provide detailed on who will manage the site as the availability of contractors will change with time.

The general contractor responsible for this project will most likely be Clark Builders. However, this has
yet to be finalized.

The applicant rep will be Armin Khatoonabadi. He can be reached at 604-338-8496
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Detailed Work Description
The scope of work includes the following:

e Demolition of existing buildings

e Excavation

e Below grade parking structure

e Above grade wooden structure and finishing
e  On-site civil and landscaping

e  Off-site civil and landscaping

Demolition and excavation (anticipated duration: 2 months)
This includes demolition of existing building and removal of debris and existing landscaping. Excavation

and shoring will follow for below grade parking.

Below grade parking structure (Anticipated duration: 2 months)
Construction of underground parking level including the concrete foundations, slab on grade, perimeter

walls and suspended slab

Above grade wooden structure and finishing (Anticipated duration: 8 months)
Construction and erection of wooden frames for the 6-story residential area and all the mechanical,
electrical and architectural finishing both inside and outside the building



On-site civil and landscaping (Anticipated duration: 1 month)
Landscaping and civil work in and round the building within the property lines

Off-site civil and landscaping (Anticipated duration: 2 months for each activity)
Offsite sidewalk and green area plus all the upgrade to existing services, paving both Mountain Highway
and Rupert along the frontage of the building and rebuilding Mountain Highway and Rupert intersection

Sequence of Work:

Activity Start Date # Months
Demolition February 1%, 2020

Excavation February 25, 2020 ?
Foundation / parkade April 1°t, 2020 2
Above grade structure June 1%, 2020 6
Finishes October 1%, 2020 8
Civil works January 1°, 2021 2
Landscaping May 1%, 2021 2

Required Civil Work Off Site:

The required work is as follows:

Upgrade to watermain on Oxford street

Upgrade to sidewalk in front of project site on Oxford

Upgrade to Sewer line on Oxford

Paving full width of Oxford Street, beginning at the junction of Oxford and Mountain Highway
Upgrade watermain on Mountain highway

Required On-Street Building Zone

The Civil servicing operation will happen in the areas below:

Full width of Oxford from the Junction on Mountain highway
Mountain Highway, one lane, at the frontage of the site
Sidewalks next to construction site on Oxford and Mountain highway

Construction Delivery and Off-street Parking:



As shown in the schematic on page 2, approximately 1/3 of the lot on the east side of the site will be
assigned to the parking and staging area until the underground parking is built. Once built, the
underground parking will be used for additional storage and parking.

1.3. Schedule

Total construction of the building is anticipated to take approximately 18 months beginning in February
2020 and finishing by August 2021. It is anticipated that Off-site civil work will be performed
concurrently with building finishing and on-site civil.

The hours of work will be in compliance with District of North Vancouver Noise Bylaw 7188 that
prohibits any noise or sound that disturbs peace and comfort of neighborhood or exceeds maximum
sound level 80dB or maximum Daytime Average Sound Level of 65dB.

Work hours will be limited to:

e 7:00 AM to latest 8:00 PM weekdays however work after 15:30 PM is not very likely.
e 9:00 AM to 5:00 PM Saturdays

No work will be performed on Sundays.

Any possible night work will be performed only with specific resolution of DNV council however, no
night work is anticipated at this moment.

Activity Start Date # Months
Demolition February 1%, 2020

Excavation February 25", 2020 2
Foundation / parkade April 1%, 2020 2
Above grade structure June 1%, 2020 6
Finishes October 1%, 2020 8
Civil works January 1°, 2021 2
Landscaping May 1%, 2021 2

1.4. Mobility Impact
This section explains how project will impact road users including pedestrians, cyclists and motor
vehicles.

Areas that are going to be affected are as follows:

e Oxford Street: will be impacted during two phases:
0 Upgrade to the services and paving of Oxford. At this time, traffic to Oxford will be
significantly interrupted as we will need to upgrade both water and storm services and
pave half the width of the street. During this time, car traffic will continue through one



lane which will be left open for traffic to pass through and coordinated by an on-site
traffic controller.

0 Upgrade to the sidewalk in front of the development site. The current sidewalk on the
south side of the street will be interrupted. Pedestrians will be advised to use the
sidewalk on the north side of the street. Should the development on the north side of
the street be closed, a designated pedestrian path will be created for walk-through.

e Mountain Highway:

0 Upgrade to services and paving: The traffic will be managed as per the drawings
attached. It is anticipated that one lane in each direction will always be kept open.

0 Upgrade to sidewalk: Pedestrian traffic will be diverted to other side of the street.
Please see the plans attached.

Truck routes and volume

Intention is to avoid use of Iron Workers Bridge for delivery of bulky material. We will source concrete
from NorthShore and try to find dump sites on the North Shore side for the excavated soil. One idea was
to find other construction sites who could use our exported soil for backfilling purposes. This idea needs
to be investigated further closer to the start of construction.

Main access to the project will be through Mountain highway, Main Street and Highway 1. Please see
attached showing the anticipated truck traffic.

Based on proposed construction schedule the following heavy vehicle traffic volumes are estimated:

Phase Activity Average Daily Vehicle | Max Vehicles per Hour
per Day
1 Demolition and excavation 8 3
2 Below Grade Parking Structure 1 3
3 Above grade wooden structure and 1 2
finishing
4 On-Site civil and landscaping 1 4
5 Off-Site Civil and landscaping 6 6

The size of excavation and our property will accommodate queuing the trucks inside the property. We
don’t see any need for trucks wait outside the property. The traffic will be arranged for middle of the
day so the trucks do not interrupt the traffic during rush hours.

We don’t have any oversized equipment used for this project.
Mitigation Measures

The following measure will be implemented to mitigate any potential impact on daily commute of road
users:

General Measures:

1. Site and construction work will be separated from public using fencing, hoarding and signs
2. Sidewalk on the Mountain highway side will remain open and clear until start of off-site Civil and
landscaping operations through which the whole sidewalk and street paving will be upgraded.




There is no sidewalk on the Oxford side. A new sidewalk will be built as part of this development
and will be accessible to pedestrians at the end of the project.

Bike routes, after constructed will remain open to cyclists.

There won’t be any restriction to emergency vehicles at any time. They will have priority access
at all times.

Any activity that may affect the emergency vehicles (fire, police and ambulance) will be
coordinated in advance.

All truck marshalling will happen inside the property

Trucking companies will be provided with copies of this plan and assigned routes.

All heavy trucks will have radios so they can be delayed, diverted or cancelled when needed in
order to prevent any unnecessary clogging of access routes.

10. Sedimentation control will be in place in order to mitigate silt, mud and debris:
10.1.  Trucks will be covered while in transit
10.2. Asite sediment and erosion control will be installed and maintained inside the property

including wheel wash during excavation.

10.3. The trucking and excavation contractors will be responsible to make sure the adjacent

streets will not be soiled due to their activity.

11. Flaggers will handle any entrance, exit and in general any interruption to normal street traffic.

Demolition and Excavation period measures:

1.
2.
3.

All trucks will access and leave the site through the truck routes mentioned in this report
Certified flaggers will handle entrance and exit of trucks to and from the property.

To minimize the impact on local traffic, deliveries to and from the site will be scheduled outside
peak hours (between 9:00 AM and 4:00 PM)

Work force generated traffic will be minimal (less than 4 vehicles) and will happen before peak
hour in the morning and will leave before afternoon peak

Below Grade Parking Structure:

1.

2.
3.
4.

Most truck traffic will happen during concrete placement. The concrete placement will be
scheduled outside peak hours.

The Trucks will be using the predefined routes in this report

Construction traffic will be handled by certified flag persons

Workers will arrive before morning traffic peak leave before afternoon traffic peak

Above Grade Wooden Structure and Finishing

Delivery by trucks are scattered throughout the period and thus no high traffic of deliveries in a certain
day is expected.

1.
2.
3.

The Trucks will be using the predefined routes in this report
Construction traffic will be handled by certified flag persons
Workers will arrive before morning traffic peak leave before afternoon traffic peak

On-site Civil and Landscaping



Delivery is minimal in this phase and only pertains to landscaping material. Deliveries will be phased and
now high traffic is expected

1. The Trucks will be using the predefined routes in this report
2. Construction traffic will be handled by certified flag persons
3. Workers will arrive before morning traffic peak leave before afternoon traffic peak

Off-Site Civil and Landscaping:

This phase includes upgrading the sidewalks, water and sanitary main on both Oxford and Mountain
Highway and re-paving both streets along the frontage of development. Thus, traffic will be impacted.
Please note this phase will happen at the same time of On-site civil and landscaping and probably last
month of Building Finishing.

1. Timing of each operation will be coordinated with DNV through permit application process.

2. Specific traffic management plan for each activity will ensure minimal impact and safe path for
road users.

3. The Trucks will be using the predefined routes in this report

4. Construction traffic will be handled by certified flag persons

5. Workers will arrive before morning traffic peak leave before afternoon traffic peak

1.5. Community Impact:
This section will explore how construction will affect parking availability.

Construction Parking Demand:

On the east side of the property, we expect to have approximately 2,000 sf of vacant land which will
service as our parking and temporary staging area until the time our first level of underground parking is
built. Upon the completion of the underground parkade, we will be able to house all parking and staging
requirements within our site. Overall, we can accommodate the parking needs for the subtrade inside
our own property.

Overall we anticipate needing 7-10 parking stalls during demo, excavation and underground concrete
structure and 20-25 parking stalls during the finishing phase. All parking will be accommodated within
the boundaries of the property.

We are also coordinating our activity with other construction sites in our neighborhood in order to
minimize the cumulative impact of all construction activities in the neighborhood.

Working hours and noise

Working hours will be 7 AM — 8 PM weekdays and 9 AM —5 PM on Saturdays. The noise generated by
construction equipment will be within the limit allowed by District Bylaws.

We will have Onsite bins for storing the litter generated by construction which will be hauled away
periodically. We don’t anticipate any cause of concern for the community caused by this activity.



1.6. Communication
Both the residents on Oxford Street, as well as the Coast Mountain Bus Company will be notified of
operations which may might interrupt the traffic flow of services on Oxford. Residents will be informed
using letters for the following events:

e Street closure
e Drinking water service interruption
e Sidewalk closure

The letters will have description of the activity, impact and the time during which it will happen.

For all offsite civil work on Mountain highway, we will install signs at entrance and exit point to
Mountain Highway to inform the commuters of change to traffic pattern and the duration it will be in
effect.

In these cases, a notice will be sent to Emergency services and Coast Mountain Bus Company in advance
to inform them about the type of operations happening and their possible impact on

All traffic control devices will be installed and used in accordance to BC Workers Compensation Board
Section 18, BC MOT Traffic Control Manual for Work on Roadways and the TAC Canadian Manual of
Uniform Traffic Control Devices.

Furthermore, one lane will remain open at all times and an on-site traffic coordinator will coordinate
access for Coast Mountain Buses coming and going from the Phibbs Exchange transit hub.

1.7. Monitoring
This plan will be part of our contract with the general contractor responsible for construction of the
project.

We will make sure this plan is communicated to all subtrades and form part of the contract with the
general contractor.

Redic Developments Inc. will monitor execution of the above plan in weekly or bi-weekly site meetings
and make changes if necessary to ensure proper execution of the plan.

1.8. Coordination with Adjacent Developments
We have met with the developers of the adjacent projects and understand that Adera is preparing a
coordination plan amongst all projects in our neighborhood.

Due to the fact that only one of these projects has been given a building permit, at this time it is difficult
to know which projects will overlap. The plan will be updated as this information becomes available.

The plan will be submitted to the District as soon as it is ready.

1.9. Highway Use Permit
The only time we would use the City properties like Sidewalks and Street is during the off site Utility and
Sidewalk upgrades. We will apply for permit for these particular cases in advance.



1.10. Traffic Management Plans
Please see attached for preliminary traffic management plans. These plans are all related to the Offsite
Civil work phase.

2. Site Plans

Excavation and Sedimentation control plans are attached.

The excavation ramp will be on the south side of the ramp and will be removed from inside the
excavated area and the excavator will exit the site through the actual ramp to the underground floor to
Oxford Street.
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Residential Apartment
UNIT BREAKDOWN (BY FLOOR): i
FLOOR non-FAR Studio 1 Bed 2 Bed 3 Bed UNIT AREA CIRCULATION GROSS RES. AREA 220 Mountain Highway & 1555 Oxford Street
LEVEL - 1 1 10 4 0 District of North Vancouver, BC
TOTAL: 3,409.8 SF 481.0 SF 4,715.4SF 2,897.0 SF 0.0 SF 8,093.4 SF 2,812.0 SF 14,315.2 SF
DRAWING TITLE —
OVERALL AVG UNIT SIZE 481.0 SF 471.5SF 7243 SF N/A LEVEL -1 FLOOR PLAN Level-1
EXCLUDED FLOOR AREA SCALE - 37327 = 10
AMENITY ROOMS 168.2 SQ.M. (1,810.6 SF) SCALE — 3/32"=1'-0" SHEET NO. —
ELEC./GARB./MECH. SERVICE 148.6 SQ.M. (1,599.2 SF) A2 2
TOTAL: 316.8 SQ.M. ( 3,409.8 SF) DATE — Nov 19, 2018 .
RESID. AREA + EXCLUSION AREA: ( 14,315.2 SF) (INCLUDES RESIDENTIAL AREA, AMENITY, ELEC. ROOMS, GARBAGE/RECYCL'G, ELEVATOR, DRAWN — TY/JL
EXIST STAIRS AND CORRIDOR)
CHECKED — PROJNO — 1702
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