
MINUTES OF THE REGULAR MEETING OF COUNCIL HELD IN THE COUNCIL 
CHAMBER, CITY HALL, 141 WEST 14th  STREET, NORTH VANCOUVER, BC, ON 
MONDAY, FEBRUARY 20, 2017. 
 
 
REPORTS OF COMMITTEES, COUNCIL REPRESENTATIVES AND STAFF 
 
14. Preliminary Report – 1441 St. George’s Avenue Rental Housing Rezoning 

Application (1441 St. George’s Nominee Ltd. / MCM Partnership Architects)  
– File: 08-3360-20-0405/1 

 
Report: Planner, February 15, 2017 

 
Moved by Councillor Keating, seconded by Mayor Mussatto 
 

PURSUANT to the report of the Planner, dated February 15, 2017, entitled 
“Preliminary Report – 1441 St. George’s Avenue Rental Housing Rezoning 
Application (1441 St. George’s Nominee Ltd. / MCM Partnership Architects)”: 
 
THAT staff be directed to process the rezoning application for an infill tower 
development with secured market rental housing, including density transfers from 
two City-owned parcels. 

CARRIED 
 
Councillor Bookham and Councillor Clark are recorded as voting contrary to the motion. 
 
 



CITY CLERK’S DEPARTMENT

The Corporation of the CITY OF NORTH VANCOUVER

February 27, 2017 File: 08-3360-20-0405/1

1441 St. Georges Nominee Ltd.
500 - 509 Richards Street 
Vancouver, BC V6B 2Z6

Dear Sirs:

Re: Preliminary Report - 1441 St. Georges Avenue Rental Housing Rezoning
Application (1441 St. Georges Nominee Ltd. / MCM Partnership Architects)

City Council, at its Regular meeting of Monday, February 20, 2017, endorsed the 
following resolution:

“THAT staff be directed to process the rezoning application for an infill tower 
development with secured market rental housing, including density transfers from 
two City-owned parcels.”

An electronic copy of the report is posted on www.cnv.orq/CouncilMeetinqs.

Yours truly,

Karla Graham, MMC 
City Clerk

cc: C. Wilkinson, Planner I, Community Development

141 West 14th Street, North Vancouver, BC V7M 1H9 | Tel: 604-985-7761 “ ioho i r r Document: 1503118-VlFax: 604-990-4202 | mfo@cnv.org | www.cnv.org



The Corporation of the CITY OF NORTH VANCOUVER
CITY CLERK’S DEPARTMENT

February 27, 2017 File: 08-3360-20-0405/1

MCM Partnership Architects 
1600 - Two Bentall Centre 
555 Burrard Street, Box 264 
Vancouver, BC V7X 1M9

Dear Sirs:

Re: Preliminary Report - 1441 St. Georges Avenue Rental Housing Rezoning
Application (1441 St. Georges Nominee Ltd. / MCM Partnership Architects)

City Council, at its Regular meeting of Monday, February 20, 2017, endorsed the 
following resolution:

“THAT staff be directed to process the rezoning application for an infill tower 
development with secured market rental housing, including density transfers from 
two City-owned parcels.”

An electronic copy of the report is posted on www.cnv.orq/CouncilMeetinqs.

Yours truly,

Karla Graham, MMC 
City Clerk

cc: C. Wilkinson, Planner I, Community Development

141 West 14th Street, North Vancouver, BC V7M 1H9 | Tel: 604-985-7761 Fax: 604-990-4202
--------- Document: 1503123-vl
info@cnv.org | www.cnv.org



The Corporation of THE CITY OF NORTH VANCOUVER 
COMMUNITY DEVELOPMENT DEPARTMENT

REPORT

To: Mayor Darrell R. Mussatto and Members of Council

From: Christopher Wilkinson, Planner

SUBJECT: PRELIMINARY REPORT - 1441 ST. GEORGE’S AVENUE RENTAL
HOUSING REZONING APPLICATION (1441 ST. GEORGE’S NOMINEE 
LTD. / MCM PARTNERSHIP ARCHITECTS)

Date: February 15, 2017 File No: 08-3360-20-0405/1

The following Is a suggested recommendation only. Please refer to Council Minutes for adopted resolution.

RECOMMENDATION:

PURSUANT to the report of the Planner, dated February 15, 2017, entitled 
“Preliminary Report - 1441 St. George’s Avenue Rental Housing Rezoning 
Application (1441 St. George’s Nominee Ltd. / MCM Partnership Architects)’’:

THAT staff be directed to process the rezoning application for an infill tower 
development with secured market rental housing, including density transfers from 
two City-owned parcels.

ATTACHMENTS:

1. Context Map (Doc. 1497372)
2. Development Plans (Doc. 1485801)
3. Owner’s Tenant Relocation Strategy (Doc. 1485797)
4. Owner’s Affordability Statement (Doc. 1497793)

PURPOSE:

Staff are seeking Council direction to process a rezoning application consistent with the 
Official Community Plan that utilizes the density bonusing and density transfer provision 
for a secured rental housing development.
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DISCUSSION:

1441 St. George’s Avenue is a 3,454 square metre (37,186 sq.ft.) site with a 81 metre 
(265 ft.) frontage along East 15th Street at the south west corner of the intersection of 
St. George’s Avenue and East 15th Street (Attachment #1).

The site is currently zoned Central Lonsdale Mixed Use 'C-1B’, which allows for a Floor 
Space Ratio (FSR) of 2.6 times the lot area. The site is designated Mixed Use Level 4B 
land use in the Official Community Plan (OCR), which allows for an FSR of up to 3.0 
with the potential for a density bonus of an additional 1.0 FSR. To achieve the goals and 
objectives of the OCR, and a preferable form of development, Council may authorize 
the transfer of density from other ‘donor’ sites to this ‘recipient’ site, as there would be 
no increase in the overall OCR capacity as a result of the density transfer.

The City’s Density Bonus and Community Benefits Policy provides options to applicants 
seeking a density bonus, including the option to seek a bonus for secured rental 
housing, which this application is proposing.

Development Proposal

Currently, an unsecured rental building that was constructed in 1968 resides on the site. 
The existing building is 14 storeys with a two storey commercial podium that houses 80 
unsecured rental residential units and 52 commercial units. The building currently 
provides off-street parking above ground with access from the rear lane and from St. 
George’s Avenue. The owner is proceeding to fully renovate the existing mixed use 
(commercial / residential) rental tower.

The applicant is proposing to rezone the property to allow for the construction of a new 
rental tower on the west side of the site (Attachment #2). The proposed new tower is 23 
storeys and includes one level of commercial space and building amenities, with 
additional amenity space proposed on the partial second storey. The existing and 
proposed developments are separated by a north-south pedestrian mews extending 
through the site. Access to some vehicle parking would remain from St. George’s 
Avenue, with the majority of vehicle parking accessed from the rear lane at the 
southwest corner of the site.

The total combined density of the project as proposed is approximately 6.29 FSR and 
includes a request to transfer 3,929 square metres (42,301 sq.ft.) from the Civic Plaza 
site (120-144 West 14th Street) and 3,981 square metres (42,855 sq.ft.) from the Foot of 
Lonsdale (101-105 Carrie Cates Court). The total density transfer equates to 2.29 FSR 
(85,156 sq.ft.) on the development site. The developer is proposing to purchase this 
density from the City at the current market value for a secured market rental residential 
project in a concrete tower. The sale of this density is discussed further in the Financial 
Implications Section of this report.
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Planning Analysis

There are few locations in the City’s High Density Mixed Use Level 4B land use areas 
that can accommodate additional density without exceeding the strict height limits 
established in the OCR. Only a few locations exist where it is possible to consider 
adding a new residential tower to an existing site. This is a unique opportunity for the 
City to significantly increase the number of rental residential units by 175 and secure the 
80 existing rental units, thereby relieving pressure on the City’s historically low vacancy 
rates. Given that the site can accommodate additional density without resulting in an 
OCR amendment, staff find the site suitable to receive transfer density, subject to 
Council direction and further consideration of the proposed building form, urban design 
and view considerations.

Residential Tenant Displacement Strategy

In November 2015, Council adopted the Residential Tenant Displacement Policy to 
provide enhanced notice and assistance for renters who are displaced through the 
redevelopment of rental apartments. Though no City permissions are required to 
proceed with the renovation of the existing building, the applicant has voluntarily 
committed to exceeding the recommendations set out in the City’s Policy and is working 
with their tenants, who currently occupy 61 of the 80 units, to find alternative housing 
through a tenant relocation coordinator. The owner has committed to exceeding the 
recommendations of City’s Policy for the tenants of the existing rental tower regardless 
of Council’s direction on the rezoning application (Attachment #3).

Housing Units

The project would result in a gain of 175 secured rental units, with 10 percent of the new 
units secured at less than market rates in accordance with the Housing Action Plan 
(‘Mid-Market Rental Units’). The proposed initial unit mix is consistent with the City’s 
family-friendly housing policies.

Existing Rental Residential Units 
(unsecured)

Proposed Rental Residential Units 
(secured)

Studio 0 10
One Bedroom 52 111
Two Bedroom 28 114
Three Bedroom 0 20
Total 80 255

As part of the 10 percent Mid-Market Rental Units, the applicant is partnering with 
Young Women’s Christian Association (YWCA) and proposes to deliver 14 two and 
three bedroom units plus amenity space through a 60 year lease, which the owner 
describes in their Affordability Statement (Attachment #4). Staff would work with the 
owner and the YWCA to secure these units as part of the development application. The 
YWCA plans to begin a capital fundraising campaign should Council direct staff to 
continue processing this rezoning application.
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Land Use Policy

This application is compliant with the Official Community Plan’s density maximum of 4.0 
FSR (including a 1.0 FSR bonus) and building height of 68 metres. The request to 
transfer 2.29 FSR (85,156 sq.ft.) of density from the Civic Plaza site (120-144 West 14th 
Street) and from the Foot of Lonsdale (101-105 Carrie Cates Court) is also supported 
by policy.

Should Council support the report recommendation, staff would conduct a full review of 
the proposed development for consistency with City bylaws, policies and fit within the 
existing neighbourhood.

OPTIONS FOR CONSIDERATION:

Support for the project (Option 1) at this time does not rezone the subject site or any 
other sites in the City. Regardless of the selected option, the discussions at the Council 
meeting will be considered by staff in their review of the development application.

There are three options for Council’s consideration:

Option 1: Direct staff to continue processing the rezoning application 
(Recommended)

The staff recommended option is to continue to process the rezoning application to 
permit an infill tower with 100 percent secured rental units.

Should Council support the staff recommended option, the application will be reviewed 
by staff and presented to advisory bodies and to the public for input.

Option 2: Direct staff to continue processing the rezoning application with 
revisions (Alternate)

Council may wish to direct staff to continue processing the application subject to making 
specific revisions.

The following resolution is appropriate if Council wishes to provide formal direction to 
the applicant, prior to receiving staff’s full analysis:

PURSUANT to the report of the Planner, dated February 15, 2017, entitled 
“Preliminary Report - 1441 St. George’s Avenue Rental Housing Rezoning 
Application (1441 St. George’s Nominee Ltd. / MCM Partnership Architects)”:

THAT Council supports rezoning application for the secured rental housing 
development, located at 1441 St. George’s Avenue, with the revisions suggested 
by Council incorporated into the application.

Should Council prefer Option 2 staff would process the application and work with the 
applicant to respond to the revisions suggested by Council.
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Option 3: Reject the rezoning application (Not Recommended)

Prior to staff’s full review of the application, Council could reject the application and 
refund the fees consistent with the Development Procedures Bylaw.

Should Council choose to reject the application, the following resolution should be 
adopted:

PURSUANT to the report of the Planner, dated February 15, 2017, entitled 
“Preliminary Report - 1441 St. George’s Avenue Rental Housing Rezoning 
Application (1441 St. George’s Nominee Ltd. / MCM Partnership Architects)”:

THAT the application be rejected.

In accordance with the City’s Development Procedures Bylaw, the applicant could not 
re-apply with the same application within one year from the date of Council’s resolution 
to reject the application.

FINANCIAL IMPLICATIONS:

Through rezoning, in 2005, the City established a “density bank” with a reserve 66,022 
square feet of transferable density available for sale on the Civic Centre (120-144 West 
14th Street). More recently, Council has approved a density transfer from the City-owned 
site to facilitate the development of Hollyburn’s mixed-use and secured rental housing 
project at 1301-1333 Lonsdale Avenue. This subject rezoning application would involve 
the sale of the remaining 42,301 square feet, with monies earned through the sale 
directed to the Tax Sale Lands Fund.

After accounting for the density used by the Polygon Gallery and the density transferred 
to Site 8, the City-owned Foot of Lonsdale site has approximately 107,000 square feet 
available for transfer. This rezoning application would require the transfer and sale of 
48,433 square feet, leaving approximately 53,600 square feet of residual density. 
Monies paid to the City from the Foot of Lonsdale site would be allocated to the Civic 
Amenity Reserve Fund.

Subject to approval of the proposed rezoning application, the applicant has agreed to 
purchase 85,156 sq.ft, of density at a value of $115 per square foot. A third party 
valuation consultant, commissioned by the City, confirmed this valuation represents a 
fair market rate for rental tenure residential density. The amount of density and total 
value ($9.79 million) is subject to change during the formal development application 
review process.

In accordance with the Density Bonus and Community Benefits Policy and Official 
Community Plan direction to achieve secured rental housing when appropriate, this 
project would be receiving a density bonus of approximately 52,000 square feet. The 
proposed rental building would also be receiving a fifty percent reduction of 
Development Cost Charges (DCC) amounting to $413,295. If a similar sized strata 
residential project had been proposed, a Community Benefit Contribution of 
approximately $5.5 million would have been anticipated and the full DCC amount would
REPORT: Preliminary Report - 1441 St. George’s Avenue Rental Housing Rezoning Application
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have been charged. The applicant’s proposal is for a significant upgrade to the existing 
80 unit rental building plus a new rental building with a total of 175 new rental units. Of 
these, 18 units would be rented at significantly below market rates.

INTER-DEPARTMENTAL IMPLICATIONS:

This report was endorsed by the Civic Projects Team and Directors Team at their joint 
meeting on February 14, 2017.

Staff will assess necessary infrastructure improvements proximate to the subject during 
the application’s review.

CORPORATE PLAN AND/OR POLICY IMPLICATIONS:

Official Community Plan:

Goal 1.5: Pursue attainable housing that meets the needs of its diverse 
community.

Objective 1.5.4: Prioritize the development and revitalization of affordable rental 
housing and use density bonusing and density transfers to incentivize the 
retention, renewal and/or replacement of rental units as a public benefit;

Housing Action Plan Goals:

1. To increase the diversity of housing to meet the needs of various household 
types and income levels;

2. To address the current local rental housing shortfall and meet anticipated 
rental demand in the future;

3. To support low-income households and those with unique needs to access 
affordable, accessible, and suitable housing.

RESPECTFULLY SUBMITTED:
Christopher Wilkinson 
Planner

CW:eb:skj
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P
roject D

escription

The site consists of a 16-storoy purpose-built rental tow
er and a 2-storoy com

m
ercial and office podium

. The site Is bounded by East 15th S
treet to the north, St. G

eorges A
venue to the oast and a rear lane to the south. Throe levels of parking exist on the site, tw

o above grade and one below
. E

xisting vehicular access Includes tw
o parkade ram

ps on East 
15th St, one ram

p on St. G
eorges Avo, and one from

 the lane. Its central location Im
m

ediately oast of Lonsdale A
venue offers residents access to

 transportation, neighbourhood am
enities and shopping.

As porS
chodule A

 Land U
se In the 2014 O

fficial C
om

m
unity Plan, this site Is classified as M

ixed U
se Level 4B (H

igh D
ensity) w

ith an allow
able building height of 63 m

otors. O
CR allow

able density on this site Is 3.0 FSR w
ith a m

axim
um

 bonus of 1.0 FSR fo
r a total density of 4.0 FSR. C

oupled w
ith this D

evelopm
ent A

pplication is a proposed D
ensity Transfer 

of 2.33 FSR, resulting In a total FSR of 6.33 on this site. This proposal includes a 23-storey m
ixed-use rental building w

ith a net Increase of 175 rental units seated atop a 2-storoy retail podium
. The existing 16-storey purpose-built rental tow

er and 2-storey podium
 w

ill be upgraded to
 ensure It's sustainable for long-term

 operations. The existing 
underground parking w

ill be repurposed Into a full level o
f bicycle lockers and residential storage. A

dditional parking w
ill be added onto the existing rooftop via tw

o car elevators.

A w
estern portion of the site is proposed to be redeveloped allow

ing fo
ra new

 rental building w
ith at-grade retail space, residential am

enities and an inter-block connection and plaza. This redevelopm
ent w

ill Include three levels of underground parking w
ith access from

 the lane.

T
arget M

arket

The proposed rezonlng of 1441 St. G
eorges A

venue allow
s for a net gain o

f 175 purpose-built rental units w
ithin the C

entral Lonsdale neighbourhood. The proposal contributes to a diverse housing continuum
 through a range o

f unit types and tenures, aligning w
ith the C

ity's 2014 O
fficial C

om
m

unity Plan and recently endorsed H
ousing A

ction Plan. A
 m

ix 
of unit types Includes studios, one-bedroom

, tw
o-bedroom

 and three-bedroom
 units, w

ith am
enity space to encourage active, healthy lifestyles and social Interaction. The provision of fam

ily-friendly housing Is a prim
ary objective of this proposal w

ith a not increase of 86 tw
o-bedroom

 units and 20 three-bedroom
 units. This increase in purpose-built 

rental housing provides a m
ultitude of housing options for individuals and fam

ilies to
 live w

ithin dose proxim
ity to

 transit, schools, neighbourhood am
enities and shopping.

M
usson

C
attell

M
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A
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R
elationship to

 context

The site's location m
arks a subtle transition betw

een tw
o distinct areas, bridging betw

een a com
m

ercial zone along Lonsdale A
venue and residential zone to

 the east. D
irect frontage along East 15th S

treet as It connects to Lonsdale A
venue fosters opportunities for com

m
ercial activity, yet the Im

m
ediate residential context dictates a quieter occupancy. 

The com
m

ercial portion Is designed to
 m

axim
ize flexibility in the division of units. The proposed inter-block connection is the extension of the one south of the lane to

 reinforce the secure and pleasant pedestrian experience.

A
kin to

 nearby developm
ents, the buildings em

brace N
orthshore m

ountain view
s. A

lso, the proposed design creates different levels of roof deck and patio as the am
enity for valuable south sun exposure.

B
uilding M

assing

M
assing o

f the building has been carefully considered to respond to
 the transition zoning nature and grade changes across the site. The project is com

posed of tw
o distinct elem

ents, a strong com
m

ercial base facing East 15th S
treet and tw

o tow
ers, 23-storeys and 16-storeys, stepped back on all sides. The retained existing East tow

er and podium
 exhibits 

as a tim
e piece of architectural quality. It is w

orth respecting for public benefit. The new
 W

est podium
 responds to

 the existing strcctscape w
ith 2-storcy podium

 m
assing. The now

 23-storey W
est tow

er, as Its proxim
ity to

 the com
m

ercial focused Lonsdale A
venue, is higher than the 16-storey East T

ow
er to

 create a gradually slope dow
n skyline 

responding to
 the zoning transit nature from

 a bustling com
m

ercial zone to
 a quieter residential zone.

A
m

enities

A double-height fitness room
, a board room

, a party room
 and an outdoor patio deck, and a tow

er roof top outdoor dock are provided as shared am
enity space fo

r residents In both buildings. A m
ultipurpose am

enity room
 w

ith a kitchen, located on 3F Is also provided fo
r all residents. In the w

est building there is an am
enity room

 w
ith an outdoor 

com
m

unal area and children’s play space exclusively fo
r YW

CA residents. The on-grade Inter-block connection and plaza are provided as a public am
enity space for residents, visitors and the com

m
unity.

C
rim

e P
revention T

hrough E
nvironm

ental D
esign

The through block w
alkw

ay and the lane arc flanked by the fitness room
 and the am

enity m
eeting room

 In the w
est tow

er; the fitness room
 in particular w

ill be open and Is likely to
 be used Into the evening hours and Is glazed on both the lane and the w

alkw
ay sides. 

The above-grade parking levels at the cast tow
er also have visibility o

n
to

 the lane and 
w

alkw
ay by w

ay of open grilles w
hich secure the parking area w

hile allow
ing visibility through them

. 
The retail/com

m
ercial units facing 15th S

treet also have glazed return w
alls facing on to the north portion of the through block w

alkw
ay.

The below
 grade parking levels, w

hich are located in the w
est tow

er, have a security gate at the m
ain entry and a second gate betw

een the visitor and resident parking. A
ll areas w

ill be painted w
hite and w

ell lit. E
m

ergency exits from
 those parking levels lead directly to

 the exterior and do not go through the building lobby. The above grade parking 
levels at the oast tow

er arc accessed by car elevators rather than a continuous ram
p, m

aking un-authorlzed access m
ore difficult.

M
aterials

The m
ateriality of the building reflects the transform

ation of the original tim
e piece of pre-castcd concrete finishes to m

odern w
eather protecting contem

porary m
etal cladding and w

indow
 w

all finishes. The com
m

ercial facade of the new
 W

est podium
 Is fram

ed by a strong m
asonry elem

ent. The prom
inence of the com

m
ercial m

ass Is countered by the 
calm

er residential m
ass clad in a w

indow
 w

all system
. A

ccent glass spandrel panels create the height datum
 and color variation to the facade of the new

 W
est tow

er. The w
hite m

etal cladding fram
e highlights the signature corner and show

s Its presence facing to the m
ajor junction of Lonsdale A

venue. For the existing East podium
, the colour glass 

spandrel of storefront w
ith w

ood grain soffit under the canopy anim
ates the streetscape. The color glass guards of the East tow

er creates visual interest. A
lso, w

ith proposed upgrades to
 the exterior shell, the retained East tow

er creates the upgraded contem
porary quality.

O
pen S

pace U
ses and Landscape T

reatm
ent

The ground floor of the project Is predom
inantly com

m
ercial uses and access to

 the residential lobbies In each building. The landscape takes Its direction from
 the existing trees on 15th and the guidelines fo

r C
entral Lonsdale public realm

 developm
ent. A m

id block connection is proposed betw
een the existing and new

 tow
er. This pedestrian w

ay is 
anim

ated by ground floor uses on the w
estern building and anim

ated w
ith entries to the buildings and bike storage area. The pedestrian passage links to the existing m

id block connection to the south.
O

n the new
 tow

er three am
enity spaces are proposed. Located to

 the southw
est one level above the lane Is a gathering space supported by indoor am

enity on tw
o sides. This space Is Intended for social Interaction and Includes a num

ber of distinct seating areas, an outdoor kitchen and harvest table and a sm
all w

ater feature as a focal elem
ent.

To the north of this space, onefloor up Isthe outdoor am
enity space fo

r the YW
CA units. This Is a m

ultipurpose space intended to
 be the social gathering fo

r the fam
ilies living In the project. A

ll the things one w
ould expect in a backyard arc proposed; kids play, urban agriculture, outdoor kitchen and social gathering spaces.

O
n the top of the new

 tow
er, taking advantage of the view

 is a com
m

on am
enity, w

hich includes a m
ultitude o

f spaces and opportunities for social interaction.
O

n the existing tow
er associated w

ith a new
 am

enity space Is another m
ultipurpose space accessible to both tow

ers. The space includes kids play, urban agriculture and an outdoor kitchen.
P

lant m
aterial fo

rth
ls project w

ill bo selected from
 a palette of plants, w

hich are suitable to our clim
ate and w

hich do not require excessive am
ounts of w

ater during the grow
ing season. C

riteria fo
r plan m

aterial selection w
ill Include: habitat creation, edible plants such as blueberries and straw

berries, pollinators and those w
hich are unique and create 

seasonal Interest.
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