
The Corporation of THE CITY OF NORTH VANCOUVER
PLANNING DEPARTMENT

REPORT

To: Mayor Linda Buchanan and Members of Council

From: Wendy Tse, Planner 2

SUBJECT: REZONING APPLICATION: 125 EAST 20™ STREET (VANCOUVER 
RESOURCE SOCIETY FOR THE PHYSICALLY DISABLED / NSDA 
ARCHITECTS)

Date: March 20, 2019 File No: 08-3360-20-0467/1

The following is a suggested recommendation only. Refer to Council Minutes for adopted resolution.

RECOMMENDATION:

PURSUANT to the report of the Planner 2, dated March 20, 2019, entitled 
“Rezoning Application: 125 East 20th Street (Vancouver Resource Society for the 
Physically Disabled / NSDA Architects)”:

THAT “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2019, No. 8701” 
(Vancouver Resource Society for the Physically Disabled / NSDA Architects, 125 
East 20th Street, CD-718) be considered and referred to a Public Hearing;

THAT “Housing Agreement Bylaw, 2019, No. 8702” (Vancouver Resource Society 
for the Physically Disabled / NSDA Architects, 125 East 20th Street, CD-718, 
Rental Housing Commitments) be considered and referred to a Public Hearing;

THAT notification be circulated in accordance with the Local Government Act,

THAT (Funding Appropriation #1918) an amount of $400,000 be appropriated 
from the Affordable Housing Reserve Fund to be granted to the Vancouver 
Resource Society for the Physically Disabled in support of 10 non-market rental 
units in the proposed development, secured in perpetuity;

THAT should any of the amount remain unexpended as at December 31, 2022, 
the unexpended balance shall be returned to the credit of the Affordable Housing 
Reserve Fund;
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REPORT: Rezoning Application: 125 East 20th Street (Vancouver Resource Society for the Physically
Disabled / NSDA Architects)
Date: March 20, 2019

In lieu of the “Shared Care” model, VRS has been providing two subsidized rental units 
for persons with disabilities and one rental unit for Hollyburn Family Services’ “Seniors at 
Housing Risk” program. The remainder of the units have been rented at below market 
rates.

In addition to the second mortgage, Council approved the appropriation of up to $300,000 
from the AHRF to help offset anticipated operating shortfalls for VRS. This funding would 
be dispersed on an annual basis, subject to the receipt of an annual operating budget, for 
up to five years. This funding was never utilized by VRS and the second mortgage was 
repaid in full in July 2015, as per the terms of the Partnering Agreement.

Since that time, VRS has been contemplating the potential redevelopment of the site to 
meet their initial vision of providing a “Shared Care” model. In addition, due to the age 
and condition of the building, which was constructed in 1965, significant maintenance and 
building function issues have arisen, challenging the resources and capacity of the non­
profit organization.

PROJECT DESCRIPTION

Applicant: Vancouver Resource Society for the Physically Disabled
Architect: NSDA Architects
Official Community Plan 
Designation: Residential Level 5 (R5)

Existing Zoning: Medium Density Apartment Residential 1 (RM-1)
Applicable Guidelines: None

The application proposes to replace the existing 28-unit, 4-storey rental building with a 
new 6-storey wood-frame apartment building with a total of 85 rental units. Of the 85 rental 
units, 10 units are proposed to be non-market, with rents set at $375 per month (the 
shelter portion of the Persons with Disabilities benefits) or geared to income. The 
remainder of the units would be rented at market rates, with VRS offering below market 
rents for any existing tenants wanting to return to the new development. The rental tenure 
of the development, in addition to the non-market units, would be secured through a 
Housing Agreement with the City.

The subject site is located at the southwest corner of the 100-block of East 20th Street in 
Central Lonsdale (Attachment #1). The site is 2,120.8 square metres (22,828 square feet) 
and slopes downward approximately 2.64 metres (8.7 feet) from east to west along East 
20th Street. The slope in the north-south direction is minimal. The overall development is 
proposed to be 2.59 Floor Space Ratio (FSR) or 5,492.9 square metres (59,125 square 
feet). A summary of the development, as well as architectural and landscape plans, are 
provided as Attachments #2 and #3, respectively.

One level of underground parking is proposed for the development, accessed from the 
lane to the south of the property. The parking level contains vehicle and bicycle parking 
spaces, in addition to mobility scooter parking, storage lockers and a mechanical room.
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REPORT: Rezoning Application: 125 East 20th Street (Vancouver Resource Society for the Physically
Disabled / NSDA Architects)
Date: March 20, 2019

The application proposes a variance to both vehicle and bicycle parking, based on the 
rationale that residents of the non-market units would not require the provision of either 
amenity. Instead, the development proposes an extended passenger drop-off zone on 
East 20th Street to accommodate ride services for passengers with disabilities, such as 
HandyDART.

A significant number of accessible units are proposed for the project, including 57 
Adaptable Level 2 units and 10 Adaptable Level 3 units, well above the minimum City 
requirement of 25 percent at Adaptable Level 2 standards. The fully-accessible Adaptable 
Level 3 units would be allocated to tenants with disabilities in the non-market rental units.

The unit mix for the development is proposed as follows:

• 4 Studio Units;
• 63 One-Bedroom Units;
• 12 Two-Bedroom Units; and
• 6 Three-Bedroom Units.

A variety of amenities is proposed for the project, including an indoor/outdoor shared 
social gathering space with kitchen and washroom, a guest room, and active and passive 
outdoor areas, including accessible gardening plots. A small office space for VRS is also 
proposed to help serve residents on-site. The building is required to connect to the 
Lonsdale Energy Corporation (LEG), as per the City's Hydronic Energy Service Bylaw.

POLICY CONTEXT 

Metro 2040

The proposed development aligns with the Metro Vancouver Regional Growth Strategy, 
Metro 2040, through the creation of a compact urban area. The provision of non-market 
rental housing further achieves housing affordability goals established in the Regional 
Affordable Housing Strategy, including:

• Expand the rental supply and balance preservation of existing stock with 
redevelopment while supporting existing tenants;

• Meet housing demand estimates for very low and low income earners; and
• Increase the rental housing supply along the Frequent Transit Network.

Metro Vancouver has been working to better understand the high household cost burden 
faced by renters when housing and transportation costs are considered together. The 
location of the subject site, in close proximity to Lonsdale Avenue, will allow renters to 
utilize public transit, cycling and walking to help minimize transportation costs associated 
with car ownership. In addition, the recently released 2018 Metro Vancouver Apartment 
Parking Study confirms the following key findings:
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REPORT: Rezoning Application: 125 East 20th Street (Vancouver Resource Society for the Physically
Disabled / NSDA Architects)
Date: March 20, 2019

• Apartment residential parking supply continues to exceed parking utilization across 
the region; and

• Proximity to the Frequent Transit Network (FTN) is associated with lower 
apartment residential parking utilization and supply.

Based on this study, parking utilization for market rental apartments near the FTN range 
from 0.35 to 0.72 spaces per unit.

2014 Official Community Plan

The Official Community Plan (OCP) identifies the subject site as Residential Level 5 (R5), 
which contemplates multi-unit residential uses with a maximum building height of six 
storeys. The OCP allows for a density of up to 1.6 FSR, with the potential of an additional 
bonus of 1.0 FSR to be granted at the discretion of Council, for a total of 2.6 FSR. City 
policy related to the provision of additional density is discussed in the Density Bonus and 
Community Benefits section below.

The application is in keeping with the vision established in the Official Community Plan 
for the City to be a vibrant, diverse and highly livable community. In particular, this project 
supports the following goals in the OCP:

1.1 Develop a compact, complete community that meets the needs of its diverse 
residents and businesses (1.1.1 and 1.1.2);

1.3 Enhance the distinctive sense of place and livability of the City through high quality 
design and maintenance of urban form (1.3.1 and 1.3.5);

1.4 Enhance quality of life through the provision of amenities (1.4.4); and,

1.5 Pursue attainable housing that meets the needs of its diverse community (1.5.2, 
1.5.3, 1.5.4 and 1.5.6).

As presented, the proposal is consistent with the OCP.

Flousing Action Plan

The Flousing Action Plan (FIAP) establishes strategies and actions for the City to achieve 
greater housing diversity and affordability for residents of all ages, incomes and abilities. 
To incentivize new rental housing, the City offers bonus density for secured market rental 
projects. As a condition of the density bonus, the City requires 10 percent Mid-Market 
Rental (MMR) units to be rented at 10 percent below average rents in perpetuity.

While the City has been successful in recent years in increasing the number of market 
rental units and by extension, MMR units, non-market rental units have been more difficult 
to achieve due to the deep discounts required to support housing for lower income 
individuals. Non-market housing typically requires subsidies from senior levels of 
government, a non-profit society, or a housing co-operative as rents are geared to income 
(e.g. maximum of 30 percent of income).
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REPORT: Rezoning Application: 125 East 20th Street (Vancouver Resource Society for the Physically
Disabled / NSDA Architects)
Date: March 20, 2019

In lieu of the required nine MMR units, VRS is proposing 10 wheelchair accessible non- 
market units to be rented to individuals with high care disabilities. To support the creation 
of the non-market units, VRS is requesting a funding contribution of $400,000 from the 
AHRF (Attachment #4). The AHRF, established in 1989, was created to help the City 
implement its affordable housing objectives, including funding affordable housing 
projects. A summary of non-market housing projects facilitated by the AHRF to date is 
provided in Table #1.

In addition to funding from the AHRF, VRS is proposing to use their equity and other 
internally generated funds, including the rents received from the market units in the 
development, to subsidize the non-market units.

Table #1: Non-Market Projects funded by the Affordable Housing Reserve Fund

Year Operator Description Contribution 
from AHRF

1991 Entre Nous Femmes 19-unit townhouse project for families $292,000

2001 North Shore
Connexions

42-unit apartment project for single and 
family households with disabilities $417,815

2005 Lookout Housing and 
Health Society

25-bed adult shelter and 25-bed 
transition housing $263,296

2006 Kiwanis North Shore 
Housing Society 27-unit apartment for seniors $173,275

2007 & 
2009

Marineview Housing 
Society

24-unit supportive housing project for 
individuals with psychiatric disabilities $1.7 million

2018 Community Land Trust
16-unit co-operative townhouse project 
(potential project - currently seeking 
senior government funding)

$2.5 million 
(appropriated)

As per Metro 2040, the need for non-market rental housing is significant in the City with 
approximately 80 new non-market rental units required annually.

The proposed development does not meet the City’s Family-Friendly Housing Policy with 
only six three-bedroom units proposed for the development, instead of the required nine 
three-bedroom units. Recognizing that the foremost priority for VRS is the financial 
viability of the non-market rental units, the overall unit mix is supportable for this 
development.

As the site is currently used as a purpose-built rental building, VRS is required to comply 
with the City’s Residential Tenant Displacement Policy. To date, VRS has hosted 
information meetings with existing tenants and is offering compensation beyond City 
requirements. VRS is offering to pay for moving expenses and provide additional financial 
compensation for longer-term tenants. In addition, all existing tenants who want to return 
to the new development may do so at below-market rents. Information about the tenant
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REPORT: Rezoning Application: 125 East 20th Street (Vancouver Resource Society for the Physically
Disabled / NSDA Architects)
Date: March 20, 2019 _______________________

relocation process to date, including the proposed below market rents for returning 
tenants, is available in Attachment #5.

Sustainable Development Guidelines

A design rationale and sustainability statement for the project is provided in Attachment 
#7. A commitment to social and environmental sustainability is proposed through the 
following efforts:

• Provision of non-market and market rental housing;
• Use of water efficiency measures and storm water management principles;
• Use of high recycled content;
• Consideration of indoor environmental quality and comfort;
• Connection to the LEG system;
• Achievement of Step 3 of the BC Energy Step Code; and
• Provision of 20 percent of residential stalls for electric vehicle charging.

Active Design Guidelines

The proposed development would achieve many of the social interaction elements of the 
City’s Active Design Guidelines, including an indoor/outdoor amenity space for residents. 
In addition, community gardens are proposed, with accessible gardening plots provided 
to ensure individuals in wheelchairs can partake in this activity. The overall building is 
designed to be accessible and inclusive, with wider hallways and ramps to promote 
interaction of tenants of all abilities.

Due to the high number of individuals in wheelchairs anticipated for this project, the Active 
Design elements that promote stair use was not incorporated into this development.

Zoning Bylaw 1995, No. 6700

The subject site is currently zoned Medium Density Apartment Residential 1 (RM-1), 
which permits a multi-unit building up to three storeys or 13 metres (42.6 feet) in height. 
An amendment to the Zoning Bylaw is required, via a new Comprehensive Development 
Zone 718 (CD-718) Zone, to permit the following requested variances:

• Density increase to 2.6 FSR in exchange for rental tenure and 10 non-market 
rental units, secured in perpetuity through a Housing Agreement;

• Height maximum of six-storeys;
• Reduced building setbacks to suit the proposed development;
• Waiver of maximum building width above the third storey;
• Allowance of the parking structure and fencing to be located within 4.6 metres (15 

feet) of the intersection of the lot lines at the northwest corner of the property;
• Reduced recycling and garbage room size by nominal amount;
• Reduced vehicle parking by 10 spaces (9 residential and 1 visitor space); and
• Reduced secured bicycle parking by nine spaces.
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REPORT: Rezoning Application: 125 East 20th Street (Vancouver Resource Society for the Physically
Disabled / NSDA Architects)
Date: March 20, 2019

A complete list of amendments is provided in Attachment #8.

PLANNING ANALYSIS 

Use

The proposed use of the subject site as multi-unit residential is consistent with the OCR 
and surrounding area (Table #2).

The subject site is located in Central Lonsdale, within walking distance to a number of 
community amenities, public transit, employment, and retail services along Lonsdale 
Avenue. In addition, the proximity to medical and social services and the relatively flat 
topography of the neighbourhood makes the use of the site for individuals with high care 
disabilities appropriate.

Table #2: Surrounding Uses

Direction Address Description Zoning
North
across East
20th Street

2032 Lonsdale 
Avenue

One-storey commercial 
building (London Drugs)

General Commercial 
(C-2)

North
across East
20th Street

132 East 20th Street Four-storey rental 
apartment

Comprehensive 
Development 448 
(CD-448)

South 
across lane 120 East 19th Street Three-storey rental 

apartment

Medium Density
Apartment Residential 1 
(RM-1)

South 
across lane 124 East 19th Street Four-storey rental 

apartment

Medium Density
Apartment Residential 1 
(RM-1)

East 135 East 20th Street Three-storey strata 
building

Medium Density
Apartment Residential 1 
(RM-1)

West
across lane

1900-1950 Lonsdale 
Avenue

Two-storey commercial 
building

General Commercial 
(C-2)

Intensity

The proposed development at six-storeys and 2.59 FSR is consistent with the height and 
density contemplated in the OCR. The subject site is in a transitional location being 
directly adjacent to Lonsdale Avenue to the northwest and west. The OCR land use 
designation for the properties on Lonsdale Avenue is Mixed Use Level 3 (Medium 
Density), which permits a maximum density of 2.3 FSR and a potential bonus of 0.5 FSR, 
for a total density of 2.8 FSR. The height maximum for these properties is 25 metres (82 
feet) or approximately eight storeys.
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REPORT: Rezoning Application: 125 East 20th Street (Vancouver Resource Society for the Physically
Disabled / NSDA Architects)
Date: March 20, 2019 _____

Parking

To reduce excavation costs, one level of underground parking is proposed for the 
development. In total, 41 vehicle spaces for tenants, eight vehicle spaces for visitors and 
119 secured bicycle spaces are proposed for the project. Of the 119 secured bicycle 
spaces, seven spaces are earmarked for mobility scooters. The underground level further 
proposes 57 storage spaces, of which 20 will be accessible. In addition, 12 short-term 
bicycle spaces will be provided near the front entry of the development.

The parking variances requested are detailed in Table #3. Due to the tenants envisioned 
for the non-market rental units, staff support the proposed variance to parking. Similar 
reductions in vehicle and bicycle parking have been provided for prior non-market rental

projects in the City, recognizing that the demand for parking may be reduced for non- 
market tenures. In this case, tenants of the non-market units are high care individuals 
with disabilities, many of whom may not be able to drive a car or ride a bicycle, but instead, 
rely on ride services, such as HandyDART. To accommodate access for VRS clients, an 
extended passenger loading zone on East 20th Street is proposed to accommodate pick­
up and drop-off for individuals with mobility limitations.

Table #3: Proposed Parking Variances

Type of Parking Space Zoning Bylaw Requirement Proposed
Rental Residential 51 spaces (0.6 spaces per unit) 41 spaces
Visitor 9 spaces (0.1 spaces per unit) 8 spaces
Secure Bicycle 128 spaces (1.5 spaces per unit) 119 spaces

The development is required to provide off-site infrastructure upgrades, as per City 
bylaws, including:

• New boulevard sidewalk on East 20th Street;
• Rain garden, street trees and grass boulevard on East 20th Street;
• Full lane reconstruction with curb extensions and speedbumps; and
• New overhead and pedestrian level street lighting.

Form

In response to the higher height and density potential on Lonsdale Avenue, the building 
is designed in a “T” shape, with the top of the “T” flanking the north-south lane on the 
western portion of the site, adjacent to the high street. The siting of the building results in 
the bulk of the building being closest to Lonsdale Avenue, with two larger open areas 
available on the street and the lane to accommodate semi-private and private green 
spaces. The bottom of the “T” is in line with the neighbourhood building to the east to 
reduce shadowing impacts.

The use of colour, material, and relief through the provision of balconies assists in 
reducing the overall massing of the building. In particular, the darker colour on the 
uppermost floor helps to minimize visual bulk and create greater interest in design.
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REPORT: Rezoning Application: 125 East 20th Street (Vancouver Resource Society for the Physically
Disabled / NSDA Architects)
Date: March 20, 2019

Density Bonus and Community Benefits

The City’s Density Bonus and Community Benefits (DBCB) Policy, in conjunction with the 
Official Community Plan, allows a density bonus of 1.0 FSR for properties designated 
Residential Level 5. To achieve the density bonus, VRS has agreed to secure, in 
perpetuity, the rental tenure of the development, in addition to the 10 non-market rental 
units through a Housing Agreement. The provision of non-market rental units in a market 
rental development is unique, and not a common occurrence due to the financial 
challenges of rental development. To assist in the financial viability of the non-market 
units, VRS is requesting funding from the City to deliver upon this community amenity.

If the applicant was proposing these units for sale as a strata development, the DBCB 
Policy would value the bonus density at just over $4.3 million as shown in Table #4.

Table #4: Value of Community Benefits through Density Bonusing

Density Value Calculation Value
Density Bonus from 1.60 FSR to 1.60 FSR / OCR Density (@ $25 / sq. ft.) N/A
Density Bonus from 1.60 to 2.60 FSR (@ $190 / sq. ft.) $4,337,320
Total Value of Community Benefits $4,337,320

ADVISORY BODY INPUT

The Advisory Design Panel (ADP) reviewed the application on September 19, 2018 and 
recommended approval of the project, subject to the issues outlined in Attachment #7 
being addressed to the satisfaction of staff.

In response to ADP’s comments the applicant has made the following modifications:

• Use of colour and fagade materials to give greater visual interest and reduce the 
massing; and

• Landscaping improvements, including using low level planting to deter graffiti 
along low exterior walls.

COMMUNITY CONSULTATION

The applicant held a Developer Information Session (DIS) with the local community on 
September 12, 2018. A total of 11 people signed in and two comment sheets were 
submitted at the meeting. Staff have received additional comments on the proposal via 
email, which are included, along the with DIS summary prepared by the applicant, in 
Attachment #8.

The overall feedback received was mixed, with concerns raised about shadowing 
impacts, height, and general design and colours of the development. An additional 
comment was expressed about the desire for additional affordable housing for individuals 
in need of subsidized units.
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REPORT: Rezoning Application: 125 East20lh Street (Vancouver Resource Society for the Physically
Disabled / NSDA Architects)
Date: March 20, 2019

FINANCIAL IMPLICATIONS

Housing affordability is beyond the resources and authority of local government to 
effectively address on their own. As such, unique opportunities to work with non-profit 
housing operators to create new non-market housing units is critical to increasing the 
stock of affordable housing in innovative ways.

VRS is requesting $400,000 from the AHRF to help create 10 non-market rental units for 
individuals with high care disabilities. The funding of affordable housing is part of the 
mandate of the AHRF.

The 2019-2028 Project Plan, endorsed by Council on March 4, 2019, includes a provision 
of $2.2 million for affordable housing projects. The proposed appropriation falls within the 
budgeted amount. If approved, there will be $1.8 million remaining for other affordable 
housing projects. Through the Density Bonus and Community Benefits Policy, additional 
financial contributions is anticipated for the AHRF.

CONCLUSION

The proposed development at 125 East 20th Street would provide a new 85-unit, six- 
storey non-market and market rental project owned and operated by the non-profit 
organization, Vancouver Resource Society for the Physically Disabled. The provision of 
non-market rental housing in a new market rental project is unique, hence the request 
from VRS for a funding contribution of $400,000 from the AHRF to support this community 
amenity.

The overall development is consistent with both the Regional Growth Strategy and the 
OCP in use, intensity and form. The proposed development is in close proximity to 
Lonsdale Avenue, with easy access to community amenities, public transit, employment, 
and retail services. With its location adjacent to Lonsdale Avenue, the proposed parking 
variances are supportable and are consistent with parking reductions provided to prior 
non-market rental projects in the City.

Staff recommend Council grant first and second reading to proposed Zoning Amendment 
Bylaw No. 8701 (Attachment #9) and Housing Agreement Bylaw No. 8702 (Attachment 
#10) and that a Public Hearing be scheduled.

RESPECTFULLY SUBMITTED:
Wendy Tse 
Planner 2

WT/rf/eb
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SITE CHARACTERISTICS

OCP Designation

Existing Zoning 

Site Area

FLOOR AREA AND HEIGHT Existing Zoning (RM-1)

Total Lot Coverage Maximum 50%

Principal Building Height 
Maximum 13.0 m            

(42.7 ft.)                   
or three storeys

SETBACKS
Front (East 20th Street)

Interior Side Yard (West)

Interior Side Yard (East)

Rear (South)

BICYCLE PARKING
Total Bicycle Parking (stalls)

VEHICLE PARKING
Resident

Visitor

Total Vehicle Parking (stalls)

Proposed 

PROJECT SUMMARY SHEET
DEVELOPMENT APPLICATION

125 East 20th Street

Residential Level 5 (R5)

2,120.8 sq. m                  
(22,828 sq. ft.)

Medium Density Apartment 
Residential 1 (RM-1)

Offical Community Plan 

Numbers based on plans dated March 4, 2019                                                                                                                        #1754164

47.0%

19.5 m                       
(63.9 ft.)                     

and six storeys
Maximum Six Storeys

Proposed

N/A

Existing Zoning (RM-1)

6.1 m (20 ft.)

4.6 m (15 ft.)

4.6 m (15 ft.)

60 49

9 8

Required

6.1 m (20 ft.)

Floor Space Ratio
Maximum 1.6 FSR           
or 3,393.3 sq. m            
(36,525 sq. ft.) 

5,475.3 sq. m                 
(58,936 sq. ft.)                 

2.6 FSR

                            
OCP - 1.6 FSR                

3,393.3 sq. m (36,525 sq. ft.)      
Density Bonus - 1.0 FSR         

2,120.8 sq. m (22,828 sq. ft.)

Total Maximum               
5,514.1 sq. m (59,353 sq. ft.)     

2.6 FSR

Proposed 

2.0 m (6.5 ft.)

2.9 m (9.5 ft.)

3.8 m (12.5 ft.)

3.5 m (11.5 ft.)

128 secured / 12 short term 119 secured / 12 short term

51 41

Required Proposed
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125 EAST 20th AVENUE V7L 3A3

UNIT/TENANT MIX

December 4 2017
sq ft Rent Tenure 

monthly years
1 2bdr 882 $1,029 17
2 2bdr 889 $930 16
3 1 bdr 732 $900 4
4 1 bdr 806 $787 14
5 1 bdr 704 $650 6
6 1 bdr 710 $879 3
7 1 bdr 771 $912 1
8 1 bdr 777 $980 1
9 bach 558 $705 5
10 1bdr 814 $895 2
21 2 bdr 835 $1,024 5
22 2bdr 919 $1,096 4
23 1 bdr 750 $920 4
24 1 bdr 803 $909 28
25 1 bdr 706 $960 >1
26 2 bdr 1,158 $1,238 10
27 1 bdr 764 $930 1
28 2 bdr 899 $1,053 11
29 1 bdr 731 $935 2
31 2 bdr 899 $903 21
32 2 bdr 919 $920 46
33 1 bdr 803 $948 3
34 1mbd 750 $946 12
35 1 bdr 706 $925 9
36 2 bdr 1,158 $1,187 7
37 1 bdr 764 $920 1
38 2 bdr 835 $1,030 11
39 1 bdr 731 $893 18
office
Lonsdale medical 

382
Storage 350

23,505 $26,404 260.5
 



                                         
Feb 8, 2018 

 

TO: Royal Crown Tenant , 125 E. 20th, North Vancouver V7M 2K2 

FROM: Vancouver Resource Society 

RE:  Royal Crown -Redevelopment 

 

Dear Royal Crown Tenants,  

 

We invite you to attend our  first information session regarding the planning and 
redevelopment  of 125 East 20th Street, North Vancouver.   

The project development team will be hosting this meeting for the tenants of BUILDING to 
provide initial details and answer questions. Tenants will also have the opportunity to learn 
about the tenant relocation planning process. 

 

The meeting will be held on Monday, February 26, 2018 from 5:30 pm to 7:30 pm 

At the Royal Canadian Legion on  123 West 15th , North Vancouver in the Chris 
Lucus Room.   

 

 

****Please fill out your relocation questionnaire form and bring it to the meeting . 

 If you are not attending the session please give the form to a neighbour that will be attending. 

Thank You  

 
Ken Fraser, Executive Director,     ken@vrs.org      604-731-1020 ex 206 
Vancouver Resource Society 



 

ROYAL CROWN TENANT COMPENSATION POLICY (Feb 8, 2018) 

 

 

1 All tenants in the building will be given a minimum move out payment 
equal to 3 times your monthly rental payment. 
 

2 All tenants in the building will be given a moving allowance of $500 for a 
1 bedroom unit and $700 for a 2 bedroom unit. 

 
3 All tenants in the building with over 12 years tenure will have their move 

out payment topped up to $8,400 for a 1 bedroom and $12,000 for a 2 
bedroom unit.  ie, 3 months rent plus top up equals $8,400 for a 1 
bedroom or $12,000 for a  2 bedroom  

 
4 All tenants in the building will be offered to move back into the new 

building once it is completed. 
 

5 All tenants in the building with over 12 years tenure and who choose to 
move back into the new building will be offered a 1 bedroom unit for 
$1220 or a 2 bedroom unit for $1800.  To qualify for this rental rate your 
income must be less than $45000 annually for a 1 bedroom and $61000 
for a 2 bedroom. 

 
6 All tenants with less than 12 years tenure will be given the same offer 

but it will be prorated based on your years of tenure divided by 12. 
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ROYAL CROWN TENANT RELOCATION QUESTIONNAIRE 

 
 
Name: ____________________________________________________________________________ 
 
Suite # - Address: ____________125 East 20th Street, North Vancouver 
 
Rent: $_________ Lease Start (Move-in Date) DD/MM/Year =    __________________________ 
  
 

HOUSEHOLD MEMBERS 
 
PRIMARY LEASEHOLDER 
 
Name ________________________________________ Age ________ Relationship_______________ 
 
Home Phone ____________________ Cell Phone __________________ Email ____________________ 
 
Employer _______________________ Location ________________________________________  
 
 
Do you: Smoke ______________ Pet (if yes, # and kind)________________ # of Cars _____________ 
 
 
OTHER TENANT(S) NAMED ON THE LEASE WHO RESIDE IN THE RENTAL UNIT 
 
Name ________________________________________ Age ________ Relationship_______________ 
 
Home Phone ____________________ Cell Phone __________________ Email ____________________ 
 
 
Do you: Smoke ______________ Pet (if yes, # and kind)________________ # of Cars _____________ 
 
 
 
 
 
 
SCHOOL AGE CHILDREN RESIDING IN THE UNIT & RELATIONSHIP TO YOU (IF ANY) 
 
1. Name ________________________________________ Age _____  Relationship_____________ 
 
School Name  ___________________________________________ Grade __________________ 
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2. Name ______________________________________ Age ________  Relationship_______________ 
 
School Name  ___________________________________________ Grade __________________ 
 
 
 
ADDITIONAL HOUSEHOLD MEMBERS RESIDING IN THE UNIT & RELATIONSHIP TO YOU (IF ANY) 
 
Name ________________________________________ Age ________ Relationship_______________ 
 
Home Phone ____________________ Cell Phone __________________ Email ____________________ 
 
 
Smoke ______________ Pet (if yes, # and kind)________________ # of Cars ______________ 
 
Name ________________________________________ Age ________ Relationship_______________ 
 
Home Phone ____________________ Cell Phone __________________ Email ____________________ 
 
 
Smoke ______________ Pet (if yes, # and kind)________________ # of Cars  ______________ 
 
CURRENT MARKET REALITY 
The rental housing market is extremely tight and rents continue to rise. Based on current rents on 
the North Shore, the following are typical monthly rent ranges by unit types: 
1 bedroom: $1300 – 2000 – majority in the $1500-2000 range 
2 bedrooms: $1600 – 2500 – majority in the $2000+ range 
3 bedrooms: $2200 – 4000 – limited stock & small # of vacancies  
4 bedrooms: $3500 – 5000 – very limited options and vacancies 
 
I am/we are not interested in the opportunity to move back into the new building      Initial    _______ 
 
I am/We are/ interested in the opportunity to move back to the new building when it is ready for 
occupancy, provided I/we keep my contact information updated with VRS. I/We fully understand that 
if I/we choose to move back to the new building, I/we will need to meet the eligibility requirements set 
out by VRS. I/We are responsible for all moving costs and related expenses to move back.  Initials ___ 
 
 
 
 
HOUSING NEEDS  
 
Number of Bedrooms ______________                Monthly rent you can afford $_________________  
 
Would consider:     Apartment______ Townhouse _______ Basement Suite _______ House ______ 
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Do you need Parking? Yes __________   No ____________    # of stalls _____________ 
 
Neighbourhood(s) you are interested in moving to __________________________________________ 
___________________________________________________________________________________ 
 
Do you need to be near: Transportation________ Shopping ________ School_________ Other ______  
 
If so, please explain reasons: ____________________________________________________________ 
 
What do you NEED to have in your new home? _____________________________________________ 
 
What would be NICE to have? ___________________________________________________________ 
 
Is there anything preventing you from looking and moving now? _______________________________ 
 
Have you been looking for a new home? Please tell us what you have done thus far? 
____________________________________________________________________________________
____________________________________________________________________________________
____________________________________________________________________________________ 
 
 

UNDERSTANDING YOUR HOUSING NEEDS  
 
Tell us about your own and other household members.  
 
Disabilities or health concerns _________________________________________________________ 
 
Anticipated change in family circumstances: E.g., travel, new baby, someone moving, retirement?  
____________________________________________________________________________________ 
____________________________________________________________________________________ 
Other Information 
Anything else we should know? 
 
 
 

 
 



125 EAST 20th AVENUE V7L 3A3

UNIT/TENANT MIX
March 07, 2019

sq ft Rent Tenure   

monthly years
1 2bdr 882
2 2bdr 889
3 1 bdr 732
4 1 bdr 806
5 1 bdr 704
6 1 bdr 710
7 1 bdr 771
8 1 bdr 777 980 1
9 bach 558
10 1bdr 814 895 2
21 2 bdr 835
22 2bdr 919
23 1 bdr 750
24 1 bdr 803 909 28
25 1 bdr 706
26 2 bdr 1158 1238 10
27 1 bdr 764 930 1
28 2 bdr 899
29 1 bdr 731
31 2 bdr 899
32 2 bdr 919
33 1 bdr 803
34 1mbdr 750
35 1 bdr 706
36 2 bdr 1158 1187 7
37 1 bdr 764
38 2 bdr 835
39 1 bdr 731
office
Lonsdale medical 

382
Storage 350

23505 6139 49
 2

  

NOTES ON TENANT RELOCATION
Following the initial meeting with the tenants on Feb 26th , 2018, when the tenant relocation compensation package
and additional project information was presented, additional meetings were then held on September 6th, 2018 and
January 22nd, 2019. Tenants were updated on the status of the permitting process, design, and construction timelines.
As of March 7, 2019, there are 6 units that remain occupied. 
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VANCOUVER RESOURCE SOCIETY

Executive Summary

NSDA Architects has submitted a Development Application on behalf of the non-profit organization,
Vancouver Resource Society (VRS), for 125 East 20th Street to develop a 6-storey market and non-
market rental building. A total of 85 units is proposed, of which 10 units will be secured for VRS clients
as non-market housing and up to 28 units as below-market rental housing.

As part of the public engagement process, NSDA hosted a Developer Information Session (DIS) on
September 12, 2018. The event was an open house format, with 18 display boards illustrating all aspects
of the proposed development. The project team and City staff were available to answer questions.

The local community was notified of the DIS by three methods: signage, flyers, and newspaper
advertisements. Approximately 14 people attended the event. 11 attendees signed in and 2 comment
cards were submitted; both comment cards submitted were in support of the proposed project.

The VRS has also held multiple meetings with the existing building residents prior to this DIS to update
them on the project, address any concerns from the residents, and clarify the support that VRS will be
providing them.

The majority of attendees supported the proposed project and the Developer Information Session was
effective at engaging the local community and receiving feedback and comments on the proposal.
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Overview

NSDA Architects, on behalf of VRS, applied to the City of North Vancouver for a Development Permit and
Rezoning, proposing the following:

· 6-storey market/non-market rental development
· 85 units, with 10 of these to be dedicated to VRS clients
· 1, 2, and 3-bedroom apartments ranging in size from 400 to 920 square feet

VRS is a non-profit society whose purpose is to promote community living for seniors and persons with
disabilities by:

a) operating homes and programs for seniors, including those with low and moderate incomes;
b) operating homes and programs for adults and minor persons with disabilities, including those

with low and moderate incomes;
c) buying, leasing, holding, building, developing, or improving any lands and buildings necessary for

the provision of community living for seniors and persons with disabilities.

This project will also provide affordable rent for the general population, including families. VRS intends
to offer 10 fully wheelchair accessible units, with 24 hour support services provided by Vancouver
Coastal Health. Rent for these units will be approx. $375 per month, or 30% of income, whichever is
greater. In addition, VRS will be offering the existing building tenants, who have lower incomes, a 1-
bedroom unit for approx. $1,210 per month and a 2-bedroom unit for approx. $1,800 per month. 14 of
the existing tenants will qualify for this discount on an income-tested basis (under $45,000 for a 1-
bedroom and under $61,000 for a 2-bedroom). The remaining 14 tenants will be offered lessor
discounts for tenures less than 12 years. The VRS market rates at the time of application are based on
$1,570 for a 1-bedroom, $2,300 for a 2-bedroom, and $2,600 for a 3-bedroom. In addition, these units
will become even more affordable as market rents increase and VRS is able to keep the rent increases at
minimal levels.

The City is processing the Development Permit and Rezoning applications concurrently. As part of the
public engagement process, NSDA hosted a Developer Information Session (DIS) on September 12, 2018
in the Royal Canadian Legion at 123 West 15th Street from 6:00pm – 8:00pm.
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Event Details

The focus of the September 12th Developer Information Session was to present project information and
provide the local community an opportunity to ask questions and comment on the proposed project.

Event:    Developer Information Session
Location:   Royal Canadian Legion
Address:   123 West 15th Street, North Vancouver
Date:    September 12, 2018
Time:    6:00pm – 8:00pm

Project:   125 East 20th Street
Application Type:  Rezoning and Development Permit

Notification Methods:  Flyer, Newspaper Ad, Site Signage

Notification Methods

The local community was notified of the Developer Information Session by three methods. All signage,
flyer, and newspaper ads were approved by City staff prior to placement or delivery.

1. At the direction of City staff, a sign posted on August 31, 2018 at the front of the existing
building at 125 E20th St.

2. Print advertising in the North Shore News occurred on September 5, 2018 (page A24) and
September 5, 2018 (page A33). See Appendix B.

3. On August 30, 2018, 175 flyers were posted to the homes within the boundary of the map
provided by City staff. See Appendices C and D.
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Developer Information Session Layout

· Sign in – Upon entering the venue, attendees were asked to sign in, given a brief overview of the
event, and given a comment card to fill out and submit before leaving.  See Appendix F.

· Display board review and questions – Attendees were free to walk around and review display
boards. The project team and City staff made themselves available to answer questions. See
Appendix A.

· Comment forms – Tables and chairs were set up for attendees to fill out comment forms. A
comment form envelope was placed at the exit and attendees were reminded to fill out and
submit comment forms before leaving.  See Appendix G.

Representatives at Event

The project team present at the event:
· Vancouver Resource Society

o Brad Tone
o William Jon
o Kalin Stoyanov

· NSDA Architects
o Larry Adams
o Carlos De Carli

· Core Project Management
o Cormac Linehan
o Josh Henderson

The City of North Vancouver staff present at the event:
· Wendy Tse, Planner 2, Planning Department
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Summary of Attendees and Comment Form Feedback

Attendees: approx. 14

Of the approximate 14 attendees, 11 attendees signed in:

Of the approximate 14 attendees, 2 comment cards were received:

Comment Cards Received: 2
In Support: 2
Opposed: 0
Not clearly indicated: 0

Verbal comments not formally submitted on comment cards:
· Resident from the building next door wanted to confirm what material the boundary fence

between the new building and 135 E20th St would be once the new building was constructed.
There is an existing concrete wall, which is old and in poor condition, so the resident requested
that this be replaced as part of the project.

· Resident from the existing building at 125 E20th attended to look at the updated plans for the
new building, including the total number of units and the number of parking stalls.

· A member of the local community voiced their concerns that another development was
proposed with inadequate provisions for affordable housing. It was explained by the Project
Team that the 85-unit building was 100% rental, with 10 units being provided to VRS clients, and
up to 28 units offered to the existing building tenants to return at subsidized rents. The member
did not feel that this was sufficient provision of affordable housing to the local community.

Sign-in sheet and comment cards are attached in Appendix F & G respectively.
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Appendix A - Presentation Materials



Developer Information Session Summary
125 East 20th Street

Meeting Date: September 12, 2018

9 | P a g e
VANCOUVER RESOURCE SOCIETY



Developer Information Session Summary
125 East 20th Street

Meeting Date: September 12, 2018

10 | P a g e
VANCOUVER RESOURCE SOCIETY



Developer Information Session Summary
125 East 20th Street

Meeting Date: September 12, 2018

11 | P a g e
VANCOUVER RESOURCE SOCIETY

Appendix B - Newspaper Advertisement
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Appendix C - Mail-out Flyer
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Appendix D - Mail-out Flyer Distribution Map
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Appendix E – Signage
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Appendix F - DIS Sign-In Sheets
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Appendix G - DIS Comment Forms
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From: Wendy Tse
To: "Cap Munro"
Cc: "ladams@nsda.bc.ca"; "cormac@corepm.ca"
Subject: RE: Questions regarding Development at 125 E 20th
Date: September-24-18 10:20:00 AM

Hi Caprice,
 
I have cc’d the applicant as the leaflet should be have been delivered well before the day of
the event.
There is typically only one information meeting that’s hosted by the applicant. The next
meeting will be the Public Hearing, which is before Council.
 
Hearing that you and other residents in your building may be interested in learning more
about the project, perhaps a time can be scheduled for a quick meeting. I will leave this to
the applicant and yourself to determine if its necessary.
 
Sincerely,
Wendy
 
Wendy Tse
Planner 2, Planning Department
t: 604.982.3942 | e: wtse@cnv.org

From: Cap Munro 
Sent: September-21-18 8:02 PM
To: Wendy Tse <WTse@cnv.org>
Subject: RE: Questions regarding Development at 125 E 20th
 
Thank you Wendy for your response. 
 
I appreciate it and your position in this.  We were all just startled with this and also the fact that the
leaflet on the information session was delivered on the same day of the event.  I would have gone
but I have a commitment that evening that I could not change.  Will there be another information
evening?  If so I would like to go but need to be aware a bit further in advance.  It would probably be
good to hear what is planned. 
 
I will share this with the other residents who are interested and missed the meeting.
 
Best
 
Caprice Munro

124 E 19th Street
 

From: Wendy Tse <WTse@cnv.org> 
Sent: September 21, 2018 5:31 PM
To: Cap Munro 
Cc: ladams@nsda.bc.ca; 'cormac@corepm.ca' <cormac@corepm.ca>

mailto:WTse@cnv.org
mailto:munro10@telus.net
mailto:ladams@nsda.bc.ca
mailto:cormac@corepm.ca
mailto:WTse@cnv.org
mailto:ladams@nsda.bc.ca
mailto:cormac@corepm.ca


Subject: RE: Questions regarding Development at 125 E 20th
 
Good Afternoon Mr./Ms. Munro,
 
Thank you for your email.
Please see my answers below in purple. I have noted which questions are better answered
by the applicant and have cc’d the applicant on this email for them to respond to you.
 
Please feel free to contact me if you have additional questions.
 
Sincerely,
Wendy
Wendy Tse, MA (Planning) 
Planner 2, Planning Department
t: 604.982.3942 | e: wtse@cnv.org

City of North Vancouver
141 West 14th Street, North Vancouver, BC  V7M 1H9
Reception: 604.985.7761 | f: 604.985.9417 | www.cnv.org
From: Cap Munro 
Sent: September-14-18 11:15 AM
To: Wendy Tse <WTse@cnv.org>; ladams@nsda.bc.ca
Subject: Questions regarding Development at 125 E 20th
 
Dear Ms Tse and Mr Adams
 
I was unable to attend the Open House on this property as the information concerning it only arrived
on the day of the meeting by which point I had a prior engagement.  As someone who lives and has
lived in this neighbourhood for over 30 years and who will be directly impacted by the building itself
and most definitely by the construction I have some questions and concerns.  My questions are:
 

1)      With all the current building going on in North Van why is this particular building
development relevant?
Any property owner in the City may request redevelopment of their property. I would defer
this question to the applicant to explain the merits of this development.

2)      Why is a 6 storey building required?  It affects other peoples view but more importantly will
increase traffic and congestion in a lane that already is used by people to by pass the already
busy Lonsdale and St Georgia’s.
A six-storey building is not required, but the City’s Official Community Plan does allow a
maximum of six-storeys in this particular land use designation. The basis of the City’s
development is highest height/density along Lonsdale Avenue, with a gradual decrease as
you move away from this main corridor in the City. Based on the location of this property
and its proximity to Lonsdale Avenue, the Official Community Plan envisions a mid-rise
building at six-storeys. For more information about the Official Community Plan, please see
here: https://www.cnv.org/your-government/official-community-plan.

3)      What is the construction time frame?  This will impact the neighbourhood with dust, noise
and traffic. 

mailto:wtse@cnv.org
http://www.cnv.org/
mailto:WTse@cnv.org
mailto:ladams@nsda.bc.ca
https://www.cnv.org/your-government/official-community-plan


Again, I defer this question to the applicant.
4)      Who is taking into consideration of the affects of taking down older buildings – this results in

a movement of rodents and in the case of every building removed in the neighbourhood has
been a boon for pest companies but an added expense for residents and tenants. 
The applicant can likely provide more specific answers, but the City does require certain
actions to be taken as part of the Demolition Permit. For a list, please see this website under
Demolition: https://www.cnv.org/property-and-development/building-and-
development/permits-and-inspections/building-permit-application-forms-and-information.

5)      What are the rents looking like.  The current suites look small but I expect the rents are all
over 1000.00 which is not great for fixed incomes.
I defer to the applicant, but note that the owner of this building is a non-profit organization,
Vancouver Resource Society. The client population that Vancouver Resource Society serves
are persons with disabilities. There are 10 units proposed to be for persons with disabilities
at rents at approximately $375 per month.

6)      Why are such large buildings necessary when we have towers everywhere and a huge traffic
issue which affects getting around in North Van and in the area in general.  People speed
through alleys now all the time due to local congestion caused by new building and their
construction.
The City’s Official Community Plan permits a density of 1.6 Floor Space Ratio (FSR), plus a
bonus density of 1.0 FSR under this land use designation. Again, the density was determined
as part of the overall planning of the City, with Lonsdale being the central core of the City.
The development is required to submit a transportation plan to determine the impacts of
the development in terms of traffic. There are also vehicle and bicycle parking requirements
as part of every development.  

7)      What infrastructure improvements are planned ie transit – buses are pretty full every
morning now; and hospital beds.  More people with out the infrastructure seems to be a
trend everywhere. 
There are transit improvements underway for the North Shore under Translink’s 10-Year
Vision. As part of this, there will be increase in bus services, 1 new SeaBus with increased
sailings, as well as B-Line bus services from Main Street to Marine Drive. For more
information, please see here: https://tenyearvision.translink.ca.

 
Please let me know your response to these question and I will share them with my neighbours many
of whom are long term residents in a rental building who are starting to worry about our own place
in the neighbourhood and the neighbourhood itself.   
 
Looking forward to hearing from you
 
C Munro
 
 

https://www.cnv.org/property-and-development/building-and-development/permits-and-inspections/building-permit-application-forms-and-information
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From: Stephanie Kiernan
To: Wendy Tse; ladams@nsda.bc.ca
Cc: rodclark4mayor@gmail.com
Subject: Fwd: Shadow analysis for 125 East 20th St
Date: October-17-18 6:07:11 PM
Attachments: 2018-09-21 - 125 East 20th St - SHADOW STUDY.pdf

ATT00001.htm

Dear Sirs, 

As an owner at 140 East 20th Street, North Vancouver, since 2003, the attached shadow study 
for 125 East 20th Street is particularly disturbing to me and my fellow owners here. There’s 2 
months in Fall and Winter that we will not have afternoon sun.  Again, we are being 
bombarded with over-development here in this Lonsdale corridor. I for one will be working 
toward ensuring that a future replacement building is not higher than what is in place 
currently. That’s a large, long lot and what is being proposed is simply as menacing as the 
high-rises closing in on this entire corridor.  

I look forward to more public meetings with a new Mayor and Council. 

Sincerely, 

Stephanie D. Kiernan
#15, 140 20th St East, North Vancouver, BC V7L3A 

From: Carlos De Carli <cdecarli@nsda.bc.ca>Date: September 21, 
2018 at 9:54:06 AM PDT
To: Cormac Linehan <cormac@corepm.ca>, WTse@cnv.org, 

Cc: Larry Adams <ladams@nsda.bc.ca>
Subject: Shadow analysis for 125 East 20th St

Hi Cormac, Wendy and Erika

As requested from Erika on 2018-09-19 
Please find attached PDF with Shadow Study.

Regards

Carlos De Carli
Sr. Project Manager, Bach. Arch. & Urb. Plan., LEED AP.

cdecarli@nsda.bc.ca

NSDA ARCHITECTS
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604.669.1926 

201-134 Abbott Street, Vancouver BC V6B 2K4 



From: erika rathje
To: Wendy Tse
Cc: ladams@nsda.bc.ca
Subject: Re: 125 East 20th St
Date: January-03-19 7:06:47 PM

Dear Ms Tse,

I'm very late in submitting my comments to you about Vancouver Resource Society's proposed development at 125
East 20th, but it's given me a chance to think about the proposal in the context of changing winter light conditions.

I attended the development information open house in September and spoke with Mr Adams and colleagues about
the design and my concerns around direct sunlight.

I've lived kitty-corner to this property for over six years. I feel the "bookend" design (the portion that juts out toward
the street on the western end of the building) is not an appropriate form for this street. In my opinion it blocks the
flow and negatively alters the feel of the street, acting as a visual barrier. It is also the single most impactful part of
the design in terms of its effects on neighbours.

You will have received a copy last fall of the shadow study. The reduction of access to direct sunlight — already in
short supply from November to March — by residential buildings to the north (including mine) is significant and
lengthy. I believe access to direct sunlight at home, especially in winter, is vital. I work from home and will find my
living and office spaces affected; others nearby will only get to enjoy direct sunlight on weekend mornings in the
winter as it disappears around lunchtime.

I would like to see the design adjusted to mitigate the impact of its bulk on neighbours. I will fully support this
project if the height is reduced to 4-5 storeys and the bookend on the west removed from the proposal. This would
create a more human scale and reduce impacts on the neighbourhood while still improving the space and offering
modern suites to people in need of subsidised housing. That said I'm disappointed only 10 units will be secured for
VRS clients and that the total of VRS & below-market rental units comprise fewer than half of the units proposed. I
think we can do better.

Thank you for your consideration, and happy new year.

Sincerely,

Erika Rathje
140 East 20th St

mailto:erasethered@shaw.ca
mailto:WTse@cnv.org
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From: Chanelle Nicol
To: ladams@nsda.bc.ca
Cc: Wendy Tse
Subject: PROPOSED PROJECT - 125 20TH STREET EAST, NORTH VANCOUVER: COMMENTS
Date: January-05-19 10:03:02 AM

Hello Larry and Wendy –
 
I live in the following apartment building, which is about to be
demolished and re-built this year:
 

#27 – 125 20th Street East
North Vancouver, B.C.
V7L 3A3
 

I just now located my Vancouver Resource Society – Development
Information Session (September 12, 2018 meeting) form.  I am hoping it
is not too late for my submission.  Please take under consideration these
comments:
 

I feel the building and landscape designs are fine however, I do
strongly object to the light green scent colour on the building.  The
reason for this is;  while that shade of green is a very ‘in’ colour at
the moment, it will date and make the building look dated down-
the-road.  My suggestion would be to choose more ‘traditional,
classic colours’ to alleviate this issue.  Personally, I do not dislike
green however, I do feel that this shade in addition to dating the
building, also cheapens the overall look of the building.
A focus point on the building would be nice – for example; 
punching up the front door area with nice rich, classy colours.  In
part this might be achieved with front door colour and colourful
shrubs etc.  Perhaps some black iron railing?  There are many very
‘classy’ looking buildings around the city.  I have worked as a
professional Interior Decorator for a number of years so I am well
aware how powerful colour can affect an overall look.
Rooftop – use of rooftop for sunbathing and watching summer
fireworks – is this a possibility?        

 
Thank you for this opportunity to voice my comments and to take them
under consideration.

mailto:chanelle.n@shaw.ca
mailto:ladams@nsda.bc.ca
mailto:WTse@cnv.org


 
Chanelle Nicol (aka Carole Nicol)
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