
 

Document Number: 2515814 

AGENDA FOR THE REGULAR MEETING OF COUNCIL HELD IN 
THE COUNCIL CHAMBER AND ELECTRONICALLY (HYBRID) FROM 
CITY HALL, 141 WEST 14TH STREET, NORTH VANCOUVER, BC, 
ON MONDAY, MAY 6, 2024 AT 6:00 PM 

 
 

Watch Livestream at cnv.org/LiveStreaming 
View complete Agenda Package at cnv.org/CouncilMeetings 

 
The City of North Vancouver respectfully acknowledges that this Council meeting is held on the traditional 

and unceded territories of the Skwxwú7mesh (Squamish) and Səl̓ílwətaɬ (Tsleil-Waututh) Nations. 
 
CALL TO ORDER 
 
APPROVAL OF AGENDA 
 
1. Regular Council Meeting Agenda, May 6, 2024 
 
ADOPTION OF MINUTES 
 
2. Regular Council Meeting Minutes, April 22, 2024 
 
3. Special Council Meeting Minutes, April 29, 2024 
 
PUBLIC INPUT PERIOD 
 
CONSENT AGENDA 
 
Items *4, *5, *6 and *7 are listed in the Consent Agenda and may be considered 
separately or in one motion. 
 
BYLAWS – ADOPTION 
 
*4. “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2023, No. 8959” (David 

Iaquinta / Cobblestone Homes Ltd., 259 East 23rd Street, CD-750) 
 
*5. “Development Cost Charge (Parks) Reserve Fund Bylaw, 2024, No. 9015” (2024 

Capital Plan Funding) 
 
*6. “Tax Rates Bylaw, 2024, No. 9017” 
 
*7. “Business Licence Bylaw, 2018, No. 8640, Amendment Bylaw, 2024, No. 9023” 

(Short-Term Rentals and Other Residential Accommodation Businesses) 
 
REPORTS 
 
8. 2023 Audited Consolidated Financial Statements 
 
9. Rezoning Application: 120-128 East 14th Street (Three Shores Management,  

CD-760) and Text Amendment: Centennial Theatre, 2300 Lonsdale Avenue, 
116 East 23rd Street and Norseman Park (HJNL, CD-165) 
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BYLAW – FIRST, SECOND AND THIRD READINGS 
 
10. “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2024, No. 8960” (Three 

Shores Management, 120-128 East 14th Street, CD-760 (the Density Receiver 
Site)) and Text Amendment to Centennial Theatre, 2300 Lonsdale Avenue,  
116 East 23rd Street, and Norseman Park (HJNL, CD-165) 

 
REPORT 
 
11. Alternative Approval Process Regarding North Shore Neighbourhood House and 

City Parks Loan Authorization Bylaw, 2024, No. 9006 – Petition Results 
 
BYLAW – ADOPTION 
 
12. “North Shore Neighbourhood House and City Parks Loan Authorization Bylaw, 

2024, No. 9006” 
 
PUBLIC CLARIFICATION PERIOD 
 
COUNCIL INQUIRIES / REPORTS 
 
NEW ITEMS OF BUSINESS 
 
NOTICES OF MOTION 
 
ADJOURN 
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CALL TO ORDER 
 
APPROVAL OF AGENDA 
 
1. Regular Council Meeting Agenda, May 6, 2024 
 
ADOPTION OF MINUTES 
 
2. Regular Council Meeting Minutes, April 22, 2024 
 
3. Special Council Meeting Minutes, April 29, 2024 
 
PUBLIC INPUT PERIOD 
 
The Public Input Period is addressed in sections 12.20 to 12.28 of “Council Procedure Bylaw, 2015, 
No. 8500.”  The time allotted for each speaker addressing Council during the Public Input Period is 2 
minutes, with the number of speakers set at 5 persons.  Speakers’ comments will be audio recorded, 
as well as live-streamed on the City’s website, and will form part of the public record. 
 
Speakers may only speak on the same matter once in a 3-month period. 
 
Speakers during the Public Input Period are permitted to join the meeting in person in the Council 
Chamber or electronically via Webex.  There are 2 ways to sign up to speak during the Public Input 
Period. 
 

1) IN PERSON:  Speakers who choose to participate in person must sign the speaker list located 
outside the Council Chamber between 5:30 and 5:50pm on the day of the Council meeting. 

 
2) ELECTRONICALLY VIA WEBEX:  Speakers who choose to participate electronically must 

pre-register by 12:00 noon on the day of the Council meeting by completing the online form at 
cnv.org/PublicInputPeriod, or by phoning 604-990-4234.  These pre-registrants will receive 
instructions by email or phone on the afternoon before the Council meeting. 

 
If a speaker has written material to accompany their comments, the material must be sent to the 
Corporate Officer at clerks@cnv.org no later than 12:00 noon on the day of the Council Meeting. 
 
The Public Input Period provides an opportunity for comment only and places the speaker’s concern 
on record, without the expectation of a response from Council.  Speakers must comply with the 
General Rules of Conduct set out in section 5.1 of “Council Procedure Bylaw, 2015, No. 8500” and 
may not speak with respect to items as listed in section 12.25(2), including Zoning Bylaws for which a 
Public Hearing will not be held or is prohibited under section 464 of the Local Government Act. 
 
Speakers are requested not to address matters that refer to items from a concluded Public 
Hearing/Public Meeting or to Public Hearings, Public Meetings and Committee meetings when those 
matters are scheduled on the same evening’s agenda, as an opportunity for public input is provided 
when the particular item comes forward for discussion. 
 
Please address the Mayor as “Your Worship” or “Mayor, followed by their surname”.  Councillors 
should be addressed as “Councillor, followed by their surname”.  
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CONSENT AGENDA 
 
Items *4, *5, *6 and *7 are listed in the Consent Agenda and may be considered 
separately or in one motion. 
 

RECOMMENDATION: 
 

THAT the recommendations listed within the “Consent Agenda” be approved. 
 
START OF CONSENT AGENDA 
 
BYLAWS – ADOPTION 
 
*4. “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2023, No. 8959” (David 

Iaquinta / Cobblestone Homes Ltd., 259 East 23rd Street, CD-750) 
 

RECOMMENDATION: 
 

THAT “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2023, No. 8959” 
(David Iaquinta / Cobblestone Homes Ltd., 259 East 23rd Street, CD-750) be 
adopted, signed by the Mayor and Corporate Officer and affixed with the 
corporate seal. 

 
*5. “Development Cost Charge (Parks) Reserve Fund Bylaw, 2024, No. 9015” (2024 

Capital Plan Funding) 
 

RECOMMENDATION: 
 

THAT “Development Cost Charge (Parks) Reserve Fund Bylaw, 2024, No. 9015” 
(2024 Capital Plan Funding) be adopted, signed by the Mayor and Corporate 
Officer and affixed with the corporate seal. 

 
*6. “Tax Rates Bylaw, 2024, No. 9017” 
 

RECOMMENDATION: 
 

THAT “Tax Rates Bylaw, 2024, No. 9017” be adopted, signed by the Mayor and 
Corporate Officer and affixed with the corporate seal. 

 
*7. “Business Licence Bylaw, 2018, No. 8640, Amendment Bylaw, 2024, No. 9023” 

(Short-Term Rentals and Other Residential Accommodation Businesses) 
 

RECOMMENDATION: 
 

THAT “Business Licence Bylaw, 2018, No. 8640, Amendment Bylaw, 2024, No. 
9023” (Short-Term Rentals and Other Residential Accommodation Businesses) 
be adopted, signed by the Mayor and Corporate Officer and affixed with the 
corporate seal. 

 
END OF CONSENT AGENDA 
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REPORTS 
 
8. 2023 Audited Consolidated Financial Statements – File: 05-1680-04-0001/2023 
 

Report: Chief Financial Officer, April 24, 2024 
 

RECOMMENDATION: 
 

PURSUANT to the report of the Chief Financial Officer, dated April 24, 2024, 
entitled “2023 Audited Consolidated Financial Statements”: 
 
THAT, in accordance with Section 167 of the Community Charter, Council accept 
the City of North Vancouver Consolidated Financial Statements for the year 
ended December 31, 2023. 

 
9. Rezoning Application: 120-128 East 14th Street (Three Shores Management,  

CD-760) and Text Amendment: Centennial Theatre, 2300 Lonsdale Avenue, 
116 East 23rd Street and Norseman Park (HJNL, CD-165)  
– File: 08-3400-20-0075/1 
 
Report: Planner 3, April 24, 2024 
 
RECOMMENDATION: 
 
PURSUANT to the report of the Planner 3, dated April 24, 2024, entitled 
“Rezoning Application: 120-128 East 14th Street (Three Shores Management, 
CD-760) and Text Amendment: Centennial Theatre, 2300 Lonsdale Avenue,  
116 East 23rd Street and Norseman Park (HJNL, CD-165)”: 
 
THAT the application submitted by Three Shores Management, to rezone the 
property located at 120-128 East 14th Street from a C-1B Zone to a 
Comprehensive Development Zone and to amend the CD-165 Zone to facilitate a 
density transfer, be considered with no Public Hearing held, in accordance with 
the Local Government Act, section 464(3) [public hearing prohibited]; 
 
THAT “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2024, No. 8960” 
(Three Shores Management, 120-128 East 14th Street, CD-760 (the Density 
Receiver Site)) and Text Amendment to Centennial Theatre, 2300 Lonsdale 
Avenue, 116 East 23rd Street, and Norseman Park (HJNL, CD-165) be 
considered for first, second and third readings with no Public Hearing held, in 
accordance with the Local Government Act, section 464(3) [public hearing 
prohibited]; 
 
THAT the community benefits listed in the report section “Density Bonus and 
Community Benefits” be secured through agreements at the applicant’s expense 
and to the satisfaction of staff; 
 
AND THAT the Mayor and Corporate Officer be authorized to sign the required 
legal agreements including an encroachment agreement to permit solar shades, 
which are permanently affixed to the proposed building and encroach over City 
property, and any other necessary documentation to give effect to the motion. 
 
Item 10 refers. 
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BYLAW – FIRST, SECOND AND THIRD READINGS 
 
10. “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2024, No. 8960” (Three 

Shores Management, 120-128 East 14th Street, CD-760 (the Density Receiver 
Site)) and Text Amendment to Centennial Theatre, 2300 Lonsdale Avenue,  
116 East 23rd Street, and Norseman Park (HJNL, CD-165) 

 
RECOMMENDATION: 

 
THAT “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2024, No. 8960” 
(Three Shores Management, 120-128 East 14th Street, CD-760 (the Density 
Receiver Site)) and Text Amendment to Centennial Theatre, 2300 Lonsdale 
Avenue, 116 East 23rd Street, and Norseman Park (HJNL, CD-165) be given first 
and second readings; 
 
AND THAT “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2024, No. 8960” 
(Three Shores Management, 120-128 East 14th Street, CD-760 (the Density 
Receiver Site)) and Text Amendment to Centennial Theatre, 2300 Lonsdale 
Avenue, 116 East 23rd Street, and Norseman Park (HJNL, CD-165) be given third 
reading. 

 
REPORT 
 
11. Alternative Approval Process Regarding North Shore Neighbourhood House and 

City Parks Loan Authorization Bylaw, 2024, No. 9006 – Petition Results 
– File: 09-4250-20-0008/1 

 
Report: Manager, Legislative and Election Services, and Senior Manager, 

Engagement and Communications, April 24, 2024 
 

RECOMMENDATION: 
 
PURSUANT to the report of the Manager, Legislative and Election Services, and 
the Senior Manager, Engagement and Communications, dated April 24, 2024, 
entitled “Alternative Approval Process Regarding North Shore Neighbourhood 
House and City Parks Loan Authorization Bylaw, 2024, No. 9006 – Petition 
Results”: 
 
THAT the Acting Corporate Officer’s Certification for the Alternative Approval 
Process Opportunity regarding “North Shore Neighbourhood House and City 
Parks Loan Authorization Bylaw, 2024, No. 9006” be received and filed with the 
Inspector of Municipalities; 
 
AND THAT “North Shore Neighbourhood House and City Parks Loan 
Authorization Bylaw, 2024, No. 9006” be considered for final adoption. 
 
Item 12 refers. 
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BYLAW – ADOPTION 
 
12. “North Shore Neighbourhood House and City Parks Loan Authorization Bylaw, 

2024, No. 9006” 
 

RECOMMENDATION: 
 

THAT “North Shore Neighbourhood House and City Parks Loan Authorization 
Bylaw, 2024, No. 9006” be adopted, signed by the Mayor and Corporate Officer 
and affixed with the corporate seal. 

 
PUBLIC CLARIFICATION PERIOD 
 
The Public Clarification Period is limited to 10 minutes in total and is an opportunity for 
the public to ask a question regarding process or clarification on an item on the Regular 
Council Agenda. The Public Clarification Period concludes after 10 minutes and the 
Regular Council Meeting reconvenes. 
 
COUNCIL INQUIRIES / REPORTS 
 
NEW ITEMS OF BUSINESS 
 
NOTICES OF MOTION 
 
ADJOURN 



 

 

 

 

 

 

 

THIS PAGE INTENTIONALLY LEFT BLANK 
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MINUTES OF THE REGULAR MEETING OF COUNCIL HELD IN THE 
COUNCIL CHAMBER AND ELECTRONICALLY (HYBRID) FROM CITY 
HALL, 141 WEST 14TH STREET, NORTH VANCOUVER, BC, ON 
MONDAY, APRIL 22, 2024 

 
 
PRESENT 

COUNCIL MEMBERS 

 
 
STAFF MEMBERS 
 

Mayor L. Buchanan 
Councillor H. Back 
Councillor D. Bell 
Councillor A. Girard 
Councillor J. McIlroy* 
Councillor S. Shahriari 
Councillor T. Valente 

*participated electronically 

L. McCarthy, CAO 
B. Pearce, Deputy CAO  
P. DeJong, Acting Corporate Officer 
J. Peters, Manager, Legislative and Election Services 
L. Sawrenko, Chief Financial Officer 
D. Van Heerden, Manager, Financial Planning 
P. Manarovici, Controller 
H. Granger, City Solicitor 
K. Magnusson, Director, Engineering, Parks and Environment 
D. Hutch, Deputy Director, Parks and Public Spaces 
J. Hall, Manager, Public Realm Infrastructure 
D. Priestly, Acting Manager, Parks and Natural Spaces 
S. Galloway, Director, Planning and Development 
T. Ryce, Chief Building Official 
R. Skene, Deputy Director, Civic Development & Strategic Initiatives 
D. Foldi, Sr. Project Manager 
M. Chan, Deputy Director, Real Estate and Economic Development 
S. Smith, Manager, Economic Development 
B. Lin, Economic and Business Development Coordinator 
E. Doran, Director, People and Culture 
A. Gibbs, Sr. Manager, Communications and Engagement 
S. Balraj, Sr. Manager, Information Technology 
H. van Gelderen, Legislative Services Advisor 

 
The meeting was called to order at 6:00 pm. 
 
APPROVAL OF AGENDA 
 
Moved by Councillor Back, seconded by Councillor Shahriari 
 
1. Regular Council Meeting Agenda, April 22, 2024 
 

THAT the Regular Agenda of April 22, 2024 be amended by moving Item 12 – “Public 
Hearing Prohibition for Rezonings for Residential Developments” for consideration 
after Proclamations; 
 
AND THAT the Agenda, as amended, be approved. 

CARRIED UNANIMOUSLY 
R2024-04-22/1 
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ADOPTION OF MINUTES 
 
Moved by Councillor Back, seconded by Councillor Girard 
 
2. Regular Council Meeting Minutes, April 15, 2024 

CARRIED UNANIMOUSLY 
R2024-04-22/2 

PROCLAMATION 
 
Mayor Buchanan declared the following proclamation: 
 

Day of Mourning – April 28, 2024 
 
REPORT 
 
12. Public Hearing Prohibition for Rezonings for Residential Developments 
 – File: 06-2210-01-0001/2024 
 

Report: City Solicitor, April 16, 2024  
 
Moved by Councillor Girard, seconded by Councillor Back 
 

PURSUANT to the report of the City Solicitor, dated April 16, 2024, entitled “Public 
Hearing Prohibition for Rezonings for Residential Developments”: 
 
THAT the report of the City Solicitor, dated April 16, 2024, entitled “Public Hearing 
Prohibition for Rezonings for Residential Developments”, be received for information. 

 
CARRIED UNANIMOUSLY 

R2024-04-22/12 
 

PUBLIC INPUT PERIOD 
 

• Donald Piercy, HUB Cycling, North Vancouver, spoke in support of Item 5 – Upper 
Levels Greenway Update and Lonsdale Highway Overpass Mobility Improvements 
Project Initiation, and requested separate bike paths through Tempe Heights Park. 

• Garry Nishimura, North Vancouver, spoke regarding his disappointment in not being 
able to speak to a particular development application due to recent changes in 
Provincial legislation. 

• Richard Short, North Vancouver, spoke regarding improved communication and 
transparency from Council members regarding development applications. 

• Sue Knaap, North Vancouver, spoke in opposition to increased density, traffic 
congestion and a decline in the environment from increased pollution in Central 
Lonsdale. 

 
CONSENT AGENDA 
 
Moved by Councillor Valente, seconded by Councillor Back 
 

THAT the recommendation listed within the “Consent Agenda” be approved. 
 

CARRIED UNANIMOUSLY 
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START OF CONSENT AGENDA 
 
3. “Financial Plan for the Years 2024 to 2028 Bylaw, 2024, No. 9016” 
 
Moved by Councillor Valente, seconded by Councillor Back 
 

THAT “Financial Plan for the Years 2024 to 2028 Bylaw, 2024, No. 9016” be adopted, 
signed by the Mayor and Corporate Officer and affixed with the corporate seal. 

 
(CARRIED UNANIMOUSLY BY CONSENT) 

R2024-04-22/3 
 

END OF CONSENT AGENDA 
 
PRESENTATION 
 

Economic Strategy – Manager, Economic Development 
 

The Manager, Economic Development, provided a PowerPoint presentation regarding the 
“Economic Strategy” and responded to questions from Council. 
 
Councillor Girard left the meeting at 7:21 pm and returned at 7:23 pm. 
 
REPORT 
 
4. Economic Strategy – File: 13-6750-20-0003/1 
 

Report: Manager, Economic Development, April 10, 2024 
 
Moved by Councillor Shahriari, seconded by Councillor Girard 
  

PURSUANT to the report of the Manager, Economic Development, dated April 10, 
2024, entitled “Economic Strategy”: 

 
 THAT the City of North Vancouver Economic Strategy be endorsed; 
 

AND THAT staff report back to Council with annual updates regarding progress 
through the Annual Municipal Report process. 

CARRIED UNANIMOUSLY 
R2024-04-22/4 

 
PRESENTATION 
 

Upper Levels Greenway Update and Incorporation of the Lonsdale Highway Crossing: 
Project Initiation – Manager, Public Realm Infrastructure 
 

The Manager, Public Realm Infrastructure, and Director, Engineering, Parks and 
Environment, provided a PowerPoint presentation regarding the “Upper Levels Greenway 
Update and Incorporation of the Lonsdale Highway Crossing: Project Initiation” and 
responded to questions from Council. 
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REPORT 
 
5. Upper Levels Greenway Update and Lonsdale Highway Overpass Mobility 

Improvements Project Initiation – File: 16-8350-20-0046/1 
 

Report: Manager, Public Realm Infrastructure, April 10, 2024 
 

Moved by Councillor Valente, seconded by Councillor Girard 
 

PURSUANT to the report of the Manager, Public Realm Infrastructure, dated April 10, 
2024, entitled “Upper Levels Greenway Update and Lonsdale Highway Overpass 
Mobility Improvements Project Initiation”: 

 
THAT the community’s preferred alignment for the Upper Levels Greenway project be 
endorsed; 
 
THAT staff be directed to complete options analysis, concept design and public 
engagement for the Lonsdale Highway Overpass Mobility Improvements; 
 
AND THAT staff be directed to integrate analysis and concept design work of the 
Lonsdale Highway Overpass Mobility Improvements with the Phase 1 concept of the 
Upper Levels Greenway to develop a coordinated mobility solution. 
 

CARRIED UNANIMOUSLY 
R2024-04-22/5 

 
Mayor Buchanan declared a recess at 8:34 pm and reconvened the meeting at 8:41 pm. 
 
PRESENTATION 
 

Business Licensing of Short-Term Rentals – Manager, Economic Development 
 

The Manager, Economic Development, and Deputy Director, Real Estate and Economic 
Development, provided a PowerPoint presentation regarding “Business Licensing of Short-
Term Rentals” and responded to questions from Council. 
 
REPORT 
 
6. Business Licensing of Short-Term Rentals – File: 13-6750-10-0001/1 
 

Report: Manager, Economic Development, April 10, 2024 
 
Moved by Councillor Valente, seconded by Councillor Bell 
 

PURSUANT to the report of the Manager, Economic Development, dated April 10, 
2024, entitled “Business Licensing of Short-Term Rentals”: 
 
THAT “Business Licence Bylaw, 2018, No. 8640, Amendment Bylaw, 2024, No. 9023” 
(Short-Term Rentals and Other Residential Accommodation Businesses) be 
considered;  

Continued… 
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REPORT – Continued 
 
6. Business Licensing of Short-Term Rentals – File: 13-6750-10-0001/1 – Continued 
 

AND THAT staff seek redirection of the portion of the Municipal and Regional District 
Tax collected on Short-Term Rentals to the City’s Affordable Housing Reserve Fund 
for the purpose of supporting affordable housing initiatives. 
 

CARRIED UNANIMOUSLY 
R2024-04-22/6 

 
BYLAW – FIRST, SECOND AND THIRD READINGS 
 
7. "Business Licence Bylaw, 2018, No. 8640, Amendment Bylaw, 2024, No. 9023" 

(Short-Term Rentals and Other Residential Accommodation Businesses) 
 
Moved by Councillor Girard, seconded by Councillor Valente 
 

THAT “Business Licence Bylaw, 2018, No. 8640, Amendment Bylaw, 2024, No. 9023” 
(Short-Term Rentals and Other Residential Accommodation Businesses) be given first 
and second readings; 
 
AND THAT “Business Licence Bylaw, 2018, No. 8640, Amendment Bylaw, 2024, 
No. 9023” (Short-Term Rentals and Other Residential Accommodation Businesses) be 
given third reading. 

CARRIED UNANIMOUSLY 
R2024-04-22/7 

 
REPORT 
 
8. 2024 Appropriations #1 – File: 05-1705-30-0019/2024 
 
 Report: Chief Financial Officer, April 10, 2024 
 
Moved by Councillor Girard, seconded by Councillor Back 

 
PURSUANT to the report of the Chief Financial Officer, dated April 10, 2024, entitled 
“2024 Appropriations #1”: 
 
THAT (Funding Appropriation #2405) an amount of $6,635,184 be appropriated from 
the General Capital Reserve for the purpose of funding the 2024-2028 Capital Plan; 
 
THAT (Funding Appropriation #2406) an amount of $42,936 be appropriated from the 
Computer Equipment Reserve for the purpose of funding the 2024-2028 Capital Plan; 
 
THAT (Funding Appropriation #2407) an amount of $23,568,121 be appropriated from 
the Civic Amenity Harry Jerome Reserve for the purpose of funding the 2024-2028 
Capital Plan; 

Continued… 
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REPORT – Continued 
 
8. 2024 Appropriations #1 – File: 05-1705-30-0019/2024 – Continued 
 

THAT (Funding Appropriation #2408) an amount of $2,746,550 be appropriated from 
the Civic Amenity Reserve for the purpose of funding the 2024-2028 Capital Plan; 
 
THAT (Funding Appropriation #2409) an amount of $185,000 be appropriated from the 
Carbon Fund Reserve for the purpose of funding the 2024-2028 Capital Plan; 
 
THAT (Funding Appropriation #2410) an amount of $320,000 be appropriated from the 
Tax Sale Land Interest Reserve for the purpose of funding the 2024-2028 Capital 
Plan; 
 
THAT (Funding Appropriation #2411) an amount of $640,000 be appropriated from the 
Growing Community Reserve for the purpose of funding the 2024-2028 Capital Plan; 
 
THAT “Development Cost Charge (Parks) Reserve Fund Bylaw, 2024, No. 9015” 
(2024 Capital Plan Funding), a Bylaw to appropriate an amount of $49,500 from DCC 
(Parks) Reserve Fund to fund 2024-2028 Capital Plan, be considered; 
 
AND THAT should any of the amounts remain unexpended as at December 31, 2027, 
the unexpended balances shall be returned to the credit of the respective reserves. 

 
CARRIED UNANIMOUSLY 

R2024-04-22/8 
 

BYLAW – FIRST, SECOND AND THIRD READINGS 
 
9. “Development Cost Charge (Parks) Reserve Fund Bylaw, 2024, No. 9015” (2024 

Capital Plan Funding) 
 
Moved by Councillor Bell, seconded by Councillor Shahriari 
 

THAT “Development Cost Charge (Parks) Reserve Fund Bylaw, 2024, No. 9015” 
(2024 Capital Plan Funding) be given first and second readings; 

 
AND THAT “Development Cost Charge (Parks) Reserve Fund Bylaw, 2024, No. 9015” 
(2024 Capital Plan Funding) be given third reading. 

CARRIED UNANIMOUSLY 
R2024-04-22/9 
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REPORT 
 
10. 2024 Tax Rates Bylaw – File: 05-1970-05-0005/2024 
 
 Report: Chief Financial Officer, April 10, 2024 
 
Moved by Councillor Valente, seconded by Councillor Shahriari 

 
PURSUANT to the report of the Chief Financial Officer, dated April 10, 2024, entitled 
“2024 Tax Rates Bylaw”: 
 
THAT “Tax Rates Bylaw, 2024, No. 9017” be considered. 
 

CARRIED UNANIMOUSLY 
R2024-04-22/10 

 
BYLAW – FIRST, SECOND AND THIRD READINGS 
 
11. “Tax Rates Bylaw, 2024, No. 9017” 
 
Moved by Councillor Valente, seconded by Councillor Shahriari 
 

THAT “Tax Rates Bylaw, 2024, No. 9017” be given first and second readings; 
 
AND THAT “Tax Rates Bylaw, 2024, No. 9017” be given third reading. 
 

CARRIED UNANIMOUSLY 
R2024-04-22/11 

 
PUBLIC CLARIFICATION PERIOD 
 
Mayor Buchanan declared a recess at 9:44 pm for the Public Clarification Period and 
reconvened the meeting immediately after. 
 
COUNCIL INQUIRIES / REPORTS 
 
13. Tennis Feasibility Study – File: 01-0220-01-0001/2023 
 
 Inquiry by Councillor Valente 
 
Councillor Valente inquired of Mayor Buchanan regarding the staff approach and scope of 
work for the Tennis Feasibility Study. Mayor Buchanan advised that this matter has been 
forwarded to staff for a report back to Council. 
 
14. Pedestrian Interval Intersections – File: 01-0220-01-0001/2023 
 
 Inquiry by Councillor Valente 
 
Councillor Valente inquired of Mayor Buchanan regarding the number of Leading Pedestrian 
Interval (LPI) intersections in the City. Mayor Buchanan advised that this matter has been 
forwarded to staff for a report back to Council. 
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NEW ITEMS OF BUSINESS 
 
Nil. 
 
NOTICES OF MOTION 
 
Nil. 
 
ADJOURN 
 
Moved by Councillor Shahriari, seconded by Councillor Girard 
 
 THAT the meeting adjourn. 

CARRIED UNANIMOUSLY 
 
The meeting adjourned at 9:48 pm. 
 
 
“Certified Correct by the Acting Corporate Officer” 
____________________________________ 
ACTING CORPORATE OFFICER 
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MINUTES OF THE SPECIAL MEETING OF COUNCIL HELD IN 
CONFERENCE ROOM A, CITY HALL, 141 WEST 14TH STREET, 
NORTH VANCOUVER, BC, ON MONDAY, APRIL 29, 2024 

 
 
PRESENT 
 
COUNCIL MEMBERS 
 

 
 
STAFF MEMBERS 

Mayor L. Buchanan 
Councillor H. Back 
Councillor D. Bell 
Councillor A. Girard 
Councillor J. McIlroy 
Councillor S. Shahriari 
Councillor T. Valente 

L. McCarthy, CAO 
P. DeJong, Acting Corporate Officer 
 
 

 
The meeting was called to order at 5:33 pm. 
 
APPROVAL OF AGENDA 
 
Moved by Councillor Valente, seconded by Councillor Shahriari 
 
1. Special Council Meeting Agenda, April 29, 2024 

CARRIED UNANIMOUSLY 
R2024-04-29/1 

 
RECESS TO CLOSED SESSION 
 
Moved by Councillor McIlroy, seconded by Councillor Bell 

 
THAT Council recess to the Special Committee of the Whole, Closed Session, 
pursuant to the Community Charter, Section 90(1)(a) [personal information] and 
90(1)(c) [employee relations], and where required, Council considers that the matters 
could reasonably be expected to harm the interests of the City if they were held in 
public. 

CARRIED UNANIMOUSLY 
 
The meeting recessed to the Special Committee of the Whole, Closed Session, at 5:34 pm 
and reconvened at 7:07 pm. 
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REPORT OF THE SPECIAL COMMITTEE OF THE WHOLE (CLOSED SESSION) 
 
Moved by Councillor Shahriari, seconded by Councillor Valente 
 

THAT the following item from the Special Committee of the Whole (Closed Session), 
of April 29, 2024, be ratified: 
 

2. Personnel Matter 
 
Report: Mayor Buchanan, April 29, 2024 

 
PURSUANT to the report of Mayor Buchanan, dated April 29, 2024, regarding a 
personnel matter: 

 
THAT the wording of the resolution and the report of Mayor Buchanan, dated April 29, 
2024, remain in the Closed session. 

R2024-04-29/2 
 

CARRIED UNANIMOUSLY 
 
ADJOURN 
 
Moved by Councillor McIlroy, seconded by Councillor Bell 
 
 THAT the meeting adjourn. 

CARRIED UNANIMOUSLY 
 
The meeting adjourned at 7:08 pm. 
 
 
“Certified Correct by the Acting Corporate Officer” 
__________________________________ 
ACTING CORPORATE OFFICER 
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THE CORPORATION OF THE CITY OF NORTH VANCOUVER 

BYLAW NO. 8959 

A Bylaw to amend “Zoning Bylaw, 1995, No. 6700” 

The Council of The Corporation of the City of North Vancouver, in open meeting assembled, 
enacts as follows: 
 
1. This Bylaw shall be known and cited for all purposes as “Zoning Bylaw, 1995, No. 6700, 

Amendment Bylaw, 2023, No. 8959” (David Iaquinta / Cobblestone Homes Ltd., 259 
East 23rd Street, CD-750). 

 
2. Division VI: Zoning Map of Document “A” of “Zoning Bylaw, 1995, No. 6700” is hereby 

amended by reclassifying the following lands currently having a civic address of 259 East 
23rd Street and legally described below as henceforth being transferred, added to and 
forming part of CD-750 (Comprehensive Development 750 Zone): 

 
PID: 011-144-815 LOT 12 BLOCK 208 DISTRICT LOT 546 PLAN 5481 

 
from zone RS-1. 

 
3. Part 11 of Division V:  Comprehensive Development Regulations of Document “A” of “Zoning 

Bylaw, 1995, No. 6700” is hereby amended by: 
 

A. Adding the following Comprehensive Development  Zone to Section 1101 in numerical 
order:  

 
CD-750 Comprehensive Development 750 Zone (259 East 23rd Street) 
 
In the CD-750 Zone, permitted Uses, regulations for permitted Uses, regulations for 
the size, shape and siting of Buildings and Structures and required Off-Street Parking 
shall be as in the RT-1 Zone, except that: 

 
(1) One Principal Building containing a maximum of three dwelling units shall be 

permitted on one Lot; 
 

(2) The permitted Uses on the Lot shall be limited to: 
 

(a) One-Unit Residential Use, subject to Section 506(2) of this Bylaw; 
(b) Two-Unit Residential Use, subject to Section 506(2) of this Bylaw; 
(c) Townhouse Residential Use, subject to Section 506(2) of this Bylaw; 
(d) Accessory Home Occupation Use, subject to Sections 507(6), (7), and (8) 

of this Bylaw;  
(e)  Accessory Home Office Use; and 
(f)  Accessory Off-Street Parking Use; 

 
(3) Gross Floor Area combined and in total, shall not exceed 0.5 times the Lot Area, 

except that: 
 

(a) Basement floor area may be excluded from Gross Floor Area, up to a 
maximum of 167 square metres; 
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(4) Lot Coverage of the Principal Building shall not exceed 35%. 
 
 

READ a first time on the 24th day of July, 2023. 

READ a second time on the 24th day of July, 
2023. 

READ a third time on the 24th day of July, 2023. 

APPROVED pursuant to section 52(3)(a) of the 
Transportation Act on the 3rd day of November, 
2023. 

ADOPTED on the <> day of <>, 2023. 

 
MAYOR 

 
CORPORATE OFFICER 
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THE CORPORATION OF THE CITY OF NORTH VANCOUVER 

BYLAW NO. 9015 

A Bylaw to authorize the expenditure of monies from the 
Development Cost Charge (Parks) Reserve Fund 

for the 2024 Capital Plan Appropriations. 

WHEREAS the entire City is listed in “Development Cost Charges Bylaw, 2016, No. 8471” as an 
area where development cost charges for parks will be levied; 
 
AND WHEREAS the development of park land is a capital cost permitted to be paid using 
Development Cost Charge funds under Section 566 of the Local Government Act; 
 
NOW THEREFORE the Council of The Corporation of the City of North Vancouver, in open 
meeting assembled, enacts as follows: 
 
1. This Bylaw shall be known and cited for all purposes as “Development Cost Charge 

(Parks) Reserve Fund Bylaw, 2024, No. 9015” (2024 Capital Plan Funding). 
 
2. The following amount is hereby appropriated from the Development Cost Charge (Parks) 

Reserve Fund for the purpose of funding: 
  

A. $49,500 for the “1600 Eastern Avenue Park Construction” project. 
 
 

READ a first time on the 22nd day of April, 2024. 

READ a second time on the 22nd day of April, 
2024. 

READ a third time on the 22nd day of April, 
2024. 

ADOPTED on the <> day of <>, 2024. 

 
MAYOR 

 
ACTING CORPORATE OFFICER 
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THE CORPORATION OF THE CITY OF NORTH VANCOUVER 

BYLAW NO. 9017 

A Bylaw to impose property value taxes on land and improvements in the 
City of North Vancouver for the year 2024. 

WHEREAS it is provided under Section 197(1) of the Community Charter being, that the Council 
must, each year after adoption of the financial plan but before the 15th day of May, subject to the 
provisions and restrictions of the Community Charter contained, pass a bylaw to impose property 
value taxes on all land and improvements according to the assessed value thereof, for the 
purpose enumerated and set forth in Section 197(1) of the Community Charter; 
 
WHEREAS the Council of The Corporation of the City of North Vancouver deems it necessary 
and expedient to pass a bylaw for imposing a property value tax on all taxable land and 
improvements, according to the assessed value thereof, on the last Revised Assessment roll for 
The Corporation of the City of North Vancouver, the rates thereinafter imposed and levied for 
purpose hereinafter stated; 
 
WHEREAS for General and Debt purposes, according to the last Revised Assessment Roll of the 
City, the amount of the assessed value of the taxable land and taxable improvements is 
$33,577,876,823; 
 
AND WHEREAS for the Regional Hospital purposes, according to the last Revised Assessment 
roll of the City, the amount of the assessed value of the taxable land and taxable improvements 
is $33,601,226,323; 
 
NOW THEREFORE the Council of The Corporation of the City of North Vancouver, in open 
meeting assembled, enacts as follows: 
 
1. This Bylaw shall be known and cited for all purposes as “Tax Rates Bylaw, 2024, No. 

9017”. 
 
2. The following rates are hereby imposed and levied for the year 2024: 
 

A. For all lawful general purposes of the municipality on the assessed value of land and 
improvements taxable for general municipal purposes, rates appearing on Schedule 
“A” attached hereto and forming a part hereof. 
 

B. For the storm drainage purposes on the assessed value of land and improvements 
taxable for general municipal purposes, rates appearing on Schedule “B” attached 
hereto and forming a part hereof. 
 

C. For the eco levy purposes on the assessed value of land and improvements taxable 
for general municipal purposes, rates appearing on Schedule “C” attached hereto and 
forming a part hereof. 
 

D. For the City’s appropriate share of the monies required for the operating fund of the 
Metro Vancouver Regional District for the year 2024, on the assessed value of land 
and improvements taxable for Regional Hospital District purposes, rates appearing on 
Schedule “D” attached hereto and forming a part hereof. 
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3. The minimum amount of taxation upon a parcel of real property shall be One Hundred 
Dollars ($100.00) for property owners 65 years of age and over and Three Hundred and 
Fifty Dollars ($350.00) for property owners under 65 years of age. 

 
 

READ a first time on the 22nd day of April, 2024. 

READ a second time on the 22nd day of April, 
2024. 

READ a third time on the 22nd day of April, 
2024. 

ADOPTED on the <> day of <>, 2024. 

 
MAYOR 

 
ACTING CORPORATE OFFICER 
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SCHEDULE “A” 
 

2024 Tax Rates ($’s of tax per $1,000 taxable value) 
 
 

 
Property Class     Municipal General 
 
 
1. Residential       1.65756 
 
2. Utilities     37.47356 
 
4. Major Industry    25.76307 
 
4. Major Industry (With Provincial Cap) 25.76307 
 
4. Major Industry (With Provincial Cap 21.07888 
 for new investment) 
 
5. Light Industry      5.31567 
 
6. Business       5.31567 
 
8. Recreation/Non Profit     1.89010 
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SCHEDULE “B” 
 

2024 Tax Rates ($’s of tax per $1,000 taxable value) 
 
 

 
Property Class Storm Drainage 
 
 
1. Residential     0.08415 
 
2. Utilities     1.90238 
 
4. Major Industry    1.30789 
 
4. Major Industry (With Provincial Cap) 1.30789 
 
4. Major Industry (With Provincial Cap        1.07009 

for new investment) 
 
5. Light Industrial     0.26985 
 
6. Business     0.26985 
 
8. Recreation/Non Profit   0.09595 
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SCHEDULE “C” 
 

2024 Tax Rates ($’s of tax per $1,000 taxable value) 
 
 

 
Property Class     Eco Levy 
 
 
1. Residential     0.02760 
 
2. Utilities     0.62406 
 
4. Major Industry    0.42904 
 
4. Major Industry (With Provincial Cap) 0.42904 
 
4. Major Industry (With Provincial Cap 0.35103 
 for new investment) 
 
5. Light Industry     0.08852 
 
6. Business     0.08852 
 
8. Recreation/Non Profit   0.03148 
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SCHEDULE “D” 
 

2024 Tax Rates ($’s of tax per $1,000 taxable value) 
 
 

 
Property Class                            Metro Vancouver Regional District 
 
 
       
 
1. Residential     0.05718 
 
2. Utilities     0.20011 
 
4. Major Industry    0.19439 
 
5. Light Industry     0.19439 
 
6. Business     0.14008 
 
8. Recreation/Non Profit   0.05717 
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THE CORPORATION OF THE CITY OF NORTH VANCOUVER 

BYLAW NO. 9023 

A Bylaw to amend “Business Licence Bylaw, 2018, No. 8640” 

The Council of The Corporation of the City of North Vancouver, in open meeting assembled, 
enacts as follows: 
 
1. This Bylaw shall be known and cited for all purposes as “Business Licence Bylaw, 2018, 

No. 8640, Amendment Bylaw, 2024, No. 9023” (Short-Term Rentals and Other 
Residential Accommodation Businesses). 

 
2. “Business Licence Bylaw, 2018, No. 8640” is amended as follows: 
 

A. In Part 3 – Definitions: 
 

(1) By deleting the definitions of “Apartment House” and “Building Rentals”. 
 

(2) By replacing “Bed and Breakfast” with “Accessory Bed and Breakfast” wherever 
it appears in the Bylaw. 

 
(3) By deleting the definition of “Rooming House” and replacing it with the following 

definition, in alphabetical order: 
 

“Accessory Dormitory Use” means a building that is used for renting or leasing 
rooms without cooking facilities to students attending an educational institution 
located on the same parcel. 

 
(4) By replacing “Rooming House” with “Accessory Dormitory Use” wherever it 

appears in the Bylaw. 
 

(5) By adding the following definitions in alphabetical order: 
 

“Accessory Boarding – Long Term” means a portion of a Dwelling Unit that is 
used for the purpose of gain or profit by renting or leasing rooms, without cooking 
facilities, for 90 or more consecutive days, in accordance with the limitations set 
out in Zoning Bylaw, 1995, No. 6700 as amended or replaced from time to time. 

 
“Accessory Boarding – Short Term” means a portion of a Dwelling Unit that is 
used for the purpose of gain or profit by renting or leasing rooms, without cooking 
facilities, for less than 90 consecutive days, in accordance with the limitations set 
out in Zoning Bylaw, 1995, No. 6700 as amended or replaced from time to time. 

 
 “Commercial Rental” means leasing, letting or renting offices, suites or rooms 
for non residential accommodation purposes. No Person shall be required to pay 
a Commercial Rental Licence fee for premises occupied for the purpose of their 
business provided they are licensed for a business other than Commercial 
Rental. 
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“Dwelling Unit” means one or more habitable rooms designed, occupied or 
intended to be occupied for independent residential accommodation of one or 
more persons, containing: toilet, bathroom, sleeping and living areas, and 
cooking facilities. 

 
“Principal Residence” means the residence in which an individual resides for at 
least 183 days per year. 

 
“Residential Accommodation Business” means Accessory Bed and Breakfast; 
Accessory Boarding – Long Term; Accessory Boarding – Short Term; 
Residential Rental – Long Term; and Residential Rental - Short Term. 

 
“Residential Rental – Long Term” means the rental of a Dwelling Unit for 
accommodation for 90 or more consecutive days. 

 
“Residential Rental – Short Term” means the rental of a Dwelling Unit for 
accommodation for less than 90 consecutive days. 

 
B. By deleting section 505 and replacing it with the following: 
 

505 Residential Accommodation Business 
 

Every person carrying on the Business of or operating a Residential 
Accommodation Business shall: 

 
(1) Install and maintain in good working order a fire extinguisher of not less 

than a five pound ABC class. Such fire extinguisher is to be mounted in a 
visible area of the kitchen; 

 
(2) Post an evacuation plan in a visible area at the main entry/ exit, and clearly 

indicate the contact information (accessible 24/7) for the operator 
responsible for the rental premises; 

 
(3) Comply with life safety requirements to the satisfaction of the Municipality’s 

Chief Building Official for use of a Primary Dwelling Unit, an Accessory 
Secondary Suite, an Accessory Dwelling Unit, and/or an Accessory Lock-
Off Unit, for rental purposes. The requirements for compliance may include 
but may not be limited to: 

 
(a) Install and maintain in good working order interconnected smoke 

alarms, including where applicable, carbon monoxide detectors; 
(b) Comply with requirements for bedroom window egress; and 
(c) Comply with requirements for access to the accessory unit by the 

Municipality’s Fire Department; 
 

(4) Comply with the British Columbia Building Code to the satisfaction of the 
Municipality’s Chief Building Official for any changes, upgrades or 
improvements made to a building; 

 
(5) Carry on no more than one Residential Accommodation Business at a time, 

per Dwelling Unit. 
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505A Accessory Bed and Breakfast 
 

Every Person carrying on the Business of or operating an Accessory Bed and 
Breakfast shall: 

 
(1) Only carry on the Business in their Principal Residence; 

 
(2) Obtain the written approval of the property owner and Strata Corporation, 

if applicable and provide evidence of written approval to the City upon 
request; 

 
(3) Provide to the City the contact information for a person who must be able 

to respond to an inquiry or complaint while paying guests are hosted at the 
premises; 

 
(4) Maintain and provide to the City on request a list of the dates, duration, and 

group size of all bookings for the Bed and Breakfast. 
 

505B Accessory Boarding – Long Term 
 

Every Person carrying on the Business of or operating Accessory Boarding – 
Long Term shall: 

 
(1) Only carry on the Business in their Principal Residence; 

 
(2) Obtain the written approval of the property owner and Strata Corporation, 

if applicable and provide evidence of written approval to the City upon 
request. 

 
505C Accessory Boarding – Short Term  

 
Every Person carrying on the Business of or operating Accessory Boarding – 
Short Term shall: 

 
(1) Only carry on the Business in their Principal Residence; 

 
(2) Obtain the written approval of the property owner and Strata Corporation, 

if applicable and provide evidence of written approval to the City upon 
request; 

 
(3) Provide to the City the contact information for a person who must be able 

to respond to an inquiry or complaint while boarders are hosted at the 
premises; 

 
(4) Maintain and provide to the City on request a list of the dates, duration, and 

number of boarders accommodated at the premises. 
 

505D Residential Rentals – Long Term 
 
(1) Every Person carrying on the Business of or operating Residential Rentals- 

Long Term shall obtain the written approval of the property owner and  
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Strata Corporation, if applicable and provide evidence of written approval 
to the City upon request; 
 

(2) Any Person who carries on the Business of or operates Non Market Rental 
Housing, or a Residential Rental – Long Term business that is limited to 
one Dwelling Unit, shall be exempt from the requirement to obtain a 
business licence. 

 
505E Residential Rentals – Short Term 
 
Every Person carrying on the Business of or operating Residential Rentals – 
Short Term shall: 

 
(1) Only carry on the Business in their Principal Residence or Dwelling Unit on 

the same legal parcel as their Principal Residence; 
 

(2) Require a separate Licence for the Principal Residence and Dwelling Unit 
on the same legal parcel, if applicable; 

 
(3) Obtain the written approval of the property owner and Strata Corporation, 

if applicable and provide evidence of written approval to the City upon 
request; 

 
(4) Provide to the City the contact information for a person who must be able 

to respond to an inquiry or complaint while paying guests are hosted at the 
premises; 

 
(5) Maintain and provide to the City on request a list of the dates, duration, and 

group size of all bookings for the premises. 
 
C. By deleting the following Licence Types and City Codes from Schedule “A”, NAICS 

Code 53:  
 

Building Rental – Commercial 5310 
Building Rental – Residential 5311 

 
D. By replacing the words “Rooming and Boarding House” with “Accessory Dormitory 

Use” in Schedule “A”, Category Accommodation and Food Service, NAICS Code 72.  
 
E. By adding the following licence types to Schedule “A”: 
 

Real Estate, Rental and 
Leasing 

53 Commercial Rental 53112 

Real Estate, Rental and 
Leasing 

53 Residential Rental – Long Term 531113 

Real Estate, Rental and 
Leasing 

53 Residential Rental – Short Term 531111 

Accommodation and Food 
Service 

72 Accessory Boarding – Long Term 721198 

Accommodation and Food 
Service 

72 Accessory Boarding – Short Term 72131 
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F. By adding the following to Schedule “B” Fees: 
 

Business 
Code 

Business Classification Fee or Fee Table (Schedule 
“C”) 

531113 Residential Rental – Long Term $75 per dwelling unit (up to 5); 
$25 for each subsequent unit 

531111 Residential Rental – Short Term $550 
721198 Accessory Boarding – Long Term $122 
72131 Accessory Boarding – Short Term $250 

 
G. By deleting the following from Schedule “C” Fees: 
 

C. Building Rentals 
 
 and replacing it with the following:  
 

C. Commercial Rental 
 
H. By deleting the following from Schedule “C”, Table III - Units: 
 

Apartment House  for each suite   $ 19.00 
Boarding House   for each room  $ 10.50 

 
 

READ a first time on the 22nd day of April, 2024. 

READ a second time on the 22nd day of April, 
2024. 

READ a third time on the 22nd day of April, 
2024. 

ADOPTED on the <> day of <>, 2024. 

 
MAYOR 

 
ACTING CORPORATE OFFICER 
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To: 

From: 

/ ~ M 
Department Di rector CAO 
Manager 

The Corporation of THE CITY OF NORTH VANCOUVER 
FINANCE DEPARTMENT 

Mayor Linda Buchanan and Members of Council 

Larry Sawrenko, Chief Financial Officer 

REPORT 

Subject: 2023 AUDITED CONSOLIDATED FINANCIAL STATEMENTS 

Date: April 24, 2024 File No: 05-1680-04-0001/2023 

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

RECOMMENDATION: 

PURSUANT to the report of the Chief Financial Officer, dated April 24, 2024, 
entitled "2023 Audited Consolidated Financial Statements": 

THAT in accordance with Section 167 of the Community Charter, Council accept 
the City of North Vancouver Consolidated Financial Statements for the year 
ended December 31 , 2023. 

ATTACHMENTS: 

(1) The Corporation of the City of North Vancouver Consolidated Financial Statements 
for the year ended December 31 , 2023 - DRAFT (CityDoc#2484613). 

PURPOSE: 

Under the provisions of the Community Charter, CNV's annual financial statements must 
be presented to and accepted by Council by May 15 of the year following. The attached 
statements have been audited by CNV's appointed auditors , BOO Canada LLP ("BOO"). 
In accordance with the latest recommendations of the Accounting Standards Board , 
signatures by the auditors on the audit report and by the Chief Financial Officer on the 
statements will be added after acceptance of the statements by Council. 

Document Number: 2490980 



REPORT: 2023 Audited Consolidated Financial Statements 
Date: April 24, 2024 

BACKGROUND: 

CNV's audited consolidated financial statements reflect: 

• All CNV's funds, including the water, sewer & drainage, and the solid waste utilities, 
as well as cemetery operations 

• The North Vancouver City Library 
• CNV's ownership of Lonsdale Energy Corporation ("LEC") 
• CNV's 50% share of the North Vancouver Museum & Archives Commission ("NVMA") 
• CNV's 33.9% share of the North Vancouver Recreation & Culture Commission 

("NVCRC") 

The Cemetery Trust, which is administered by CNV, is not included in the consolidated 
statements, as these funds are only managed by CNV on behalf of other beneficiaries. 

DISCUSSION: 

BOO has recently completed the audit of CNV's financial statements. Its conclusion is as 
follows: 

"The accompanying consolidated financial statements present fairly, in all material 
respects, the consolidated financial position of CNV as at December 31, 2023, and its 
consolidated results of operations, its changes in consolidated net financial assets, its 
consolidated cash flows for the year then ended in accordance with Canadian public 
sector accounting standards." 

Local governments in B.C. are not permitted to budget for deficits. Should a deficit occur, 
the resulting deficit must be carried forward to the current year's Financial Plan as an 
expenditure, restricting a government's ability to deliver on its plans. CNV prepares its 
Financial Plans to achieve balanced budgets and manages its financial performance to 
avoid deficits consistent with the Community Charter. 

In 2023, CNV had a surplus of $35.4 million compared to a surplus of $51 .1 million in 
2022, representing 19.0% and 27.1 % of revenues respectively. A summary of these 
surpluses is shown below: 

Category ($ millions) 2023 2022 
Revenues 186.1 188.5 
Expenses 150.7 137.4 
Consolidated Annual Surplus 35.4 51.1 
Surplus as a percentaae of revenues 19% 27% 
Accumulated Surplus, beginning of year 681 .7 630.6 
Accumulated Surplus, end of vear 717.1 681.7 
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These surpluses can be broken down as follows: 

2023 
Category($ millions) Surplus 
General Operating 1 3.2 
Utilities & Cemetery 11 .1 
Statutory & Capital Reserves 20.6 
Major Agencies 0.5 
Consolidated Annual Surplus 35.4 

2022 2023 YoY $ 
Surplus Change 

7.7 (4.5) 
9.9 1.2 

33.4 (12.8) 
0.1 0.4 

51.1 (15.7) 
1 In accordance with public sector accounting standards, CNV's investment in LEC is accounted for using the modified equity 
method. The interest and dividend income CNV earns from its investment in LEC are included in the General Operating category. 

Overall, CNV's 2023 surpluses were more modest than in 2022, but remained positive 
Additional explanation of the 2023 surpluses is provided below. 

General Operating 

The $3 .2M general operating surplus equals 2% of revenues and is a result of net 
favourable revenues and expenses, with the main drivers summarized below: 

Category($ millions) 2023 Surplus Drivers Comment 
License & Permit Revenues 2.5 Higher permit and fee revenues from 
Fees Revenues 0.8 development and construction activity. 

Interest Revenues 0.9 Higher investment returns from 
increased interest rates. 

Other ( 1.1) 
Total 3.2 

Most of the surplus ($2.8M) has been allocated to rebuild/maintain reserves, including 
non-statutory reserves and accounts established for emergency/unexpected 
expenditures and to fund the Permit Revenue Reserve where surplus permit revenues 
are set aside to cover future costs of processing permit applications. The remaining 
$0.4M remains unallocated and contributes to the annual surplus. 

Utilities and Cemetery 

Utilities and Cemetery are self-funded through related user fees. Cemetery and Utilities 
generated $11.1 M of CNV's total surplus. Most of this surplus ($1 0.0M) was planned for 
in the 2023-2027 Financial Plan and is to fund future asset management work within the 
Water and Sewer & Drainage utilities and to "smooth in" future Metro Vancouver rate 
increases needed to fund the North Shore Waster Water Treatment Plant. The remaining 
$1 .1 M was mainly generated from higher metered water sales to commercial customers. 

Category($ millions) 2023 Surplus Drivers 
Water 5.1 
Sewer & Drainage 5.9 
Cemetery 0.3 
Solid Waste (0.2) 

Total 11.1 
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The deficit for Solid Waste was driven mainly by retro pay for the wage contract 
settlement. Annual surpluses are kept within the individual utility/cemetery operating 
funds. 

Statutory and Capital Reserves 

The Statutory and Capital Reserve surplus of $20.6M was behind the majority of CNV's 
total 2023 surplus. This $20.6M surplus primarily resulted from the Growing 
Communities Fund ("GCF") Provincial grant received of $11 .0M and interest earned on 
statutory funds of $9.1 M. 

The GCF was part of the Province of BC's unanticipated one-time $1 billion investment 
in BC's 188 municipalities and regional districts. The objective of the GCF is to support 
communities that are increasing local housing supply make new investments in 
community infrastructure and amenities. CNV received an amount of $10,986,000 and 
fully recognized this amount as revenue in 2023. 

In 2023, the Bank of Canada continued to increase monetary policy interest rates to 5 
percent, which held steady to the end of 2023 , whereas consensus forecasts at the 
beginning of 2023 were expecting rates to drop in the 2nd half of the year. As CNV's 
investment assets matured , they were allocated to high interest bearing savings 
accounts . This resulted in increased interest revenues in 2023. 

Major Agencies 

CNV funds major agencies including the North Vancouver City Library, the North 
Vancouver Museum & Archives Commission and North Vancouver Recreation & 
Culture Commission through grants. The audited results of each agency are 
consolidated with CNV's financial statements at their proportionate share and are 
detailed for 2023 as follows: 

Agency($ millions) 2023 Surplus Drivers 
North Vancouver City Library 0.4 
North Vancouver Museum & Archives Commission 1 0.0 
North Vancouver Recreation & Cultu re Commission 2 0.1 
Total 0.5 

1• 2 NVMA and NVRC are included at CNV's proportionate share of 50% and 33.94% respectively. 

These agencies' 2023 financial performance is generally consistent with approved 
budgets. The Library's surplus is due to a one-time Enhancement Grant of $0.4M 
received from the Province of British Columbia to supplement local government funding , 
support library service enhancement, respond to local service priorities and extend library 
services over three years, that was unanticipated. The full amount of the grant was 
recognized as revenue in 2023. 

Assessment of Financial Condition: 

Assessing the financial health of a regional or local government includes consideration of 
several financial and non-financial elements. The primary financial elements assessed 
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by credit rating agencies when analyzing the financial health of a municipality are debt 
burden and liquidity. 

• Debt Burden refers to amount of debt relative to the size of an organization. 
• Liquidity refers to the adequacy of assets readily convertible to cash compared to 

key expenses. 

Debt Burden 

1. Debt Service Payments / Adjusted Operating Revenues 

This metric compares the amount of an organization's interest and principal costs (which 
are correlated with debt levels) to the organization's size, as indicated by general 
revenues (primarily taxes, fees, rents, and from sale of services) . The measure used by 
the Provincial Government to evaluate a municipality's leverage as specified in the 
Municipal Liabilities Regulation is a comparison of debt service obligations to revenues, 
with the maximum permitted ratio being equal to 25%. 

$ thousands, unless otherwise indicated 2023 2022 
Annual Debt Service Costs (A) $0 $170 
Adjusted Operating Revenues (B) $155,564 $139,760 
Ratio (A/8) 0.0% 0.1% 

Given CNV had no drawn debt in 2022, its current debt service ratio is at the top of this 
category. 

Liquidity 

2. Unencumbered Liquid Assets/ Annual Debt Service Costs 

$ thousands unless otherwise indicated 2023 2022 
Unencumbered Liquid Assets (A) $11 ,688 $9,168 
Annual Debt Service Costs (B) $0 $237 
Ratio (A/8) N/A 39:1 

S&P's top performers in this category have ratios greater than 1.2: 1, so CNV again would 
achieve a top rating in this category. 

Future Loans 

CNValso has a committed Municipal Finance Authority loan facility in the amount of $109 
million to support the Harry Jerome Community Recreation Centre ("HJCRC") capital 
program. This loan is currently undrawn and there were no actual interest charges for 
2023. The HJCRC financial strategy endorsed by Council on January 31, 2022 plans for 
the HJCRC loan to be paid after the completion of the project with the proceeds generated 
from the disposition of the Harry Jerome Neighborhood Lands, so is not anticipated to 
generate future ongoing debt service obligations for CNV. 
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CNV has also included new investments in a new North Shore Neighborhood House, 
the Kings Mill Walk Park, and the 1600 Eastern Avenue Park in its 2024-2028 Financial 
Plan that, if eventually approved as provided for in this Financial Plan, would be funded 
by a new $55.7 million debt facility. Should this new debt facility be fully drawn and 
repaid over the long term, staff estimate that CNV's debt service payments to adjusted 
operating revenues ratio would be 2.3%, well below the maximum ratio permitted by 
the Municipal Finance Regulations of 25%. 

$ thousands, unless otherwise indicated 2023 (Adj.)1 

Interest Payments (Al $3,600 
Adjusted Operating Revenues (8) $155,564 
Ratio (A/8) 2.3% 

For further comparison , this leverage ratio for municipalities in BC ranged from 0% to 22% 
in 2022. 

The liquidity ratio of unencumbered liquid assets to annual debt service costs would have 
been 3:1, within the S&P's top rating. 

$ thousands, un less otherwise indicated 2023 (Adj.)1 

Unencumbered Liquid Assets (A) $11 ,688 
Annua l Debt Service Costs (B) $3,600 
Ratio (A/B) 3:1 

1 2023 Adj assumes 2023 actual results , adjusted to assume CNV's $55.7M MFA loan was ful ly drawn 

Overall, even under the assumption that this debt was fully drawn in 2023, CNV's 
financial position would remain strong. 

FINANCIAL IMPLICATIONS: 

Financial implications have been addressed throughout the report. Overall, CNV's 
financial position is strong. 

INTERDEPARTMENTAL IMPLICATIONS: 

This report and draft statements summarize the financial position of the whole 
organization , including its related entities. CNV's favourable financial position reflects 
CNV departments' and related entities' cooperation and participation in sound financial 
management. 

STRATEGIC PLAN, OCP OR POLICY IMPLICATIONS: 

The financial results for 2023 reflect CNV's Corporate Business Plan Outcome of being 
"A Fiscally Responsible Organization". These results also reflect Community Charter 
requirements to manage within a balanced budget framework. 

w 
RESPECTFULLY SUBMITTED: 

Larry Sawrenko 
Chief Financial Officer 
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Statement of Management Responsibility

The Council of the Corporation of the City of North Vancouver (“CNV”) has delegated the responsibility
for the integrity and objectivity of the financial information contained in the consolidated financial
statements to the management of CNV. The consolidated financial statements which, in part, are
based on informed judgments and estimates, have been prepared by management in accordance with
Canadian public sector accounting standards, which have been applied on a basis consistent with that
of the preceding year.

To assist in carrying out their responsibility, management maintains an accounting system and internal
controls to provide reasonable assurance that transactions are executed and recorded in accordance
with authorization, and that financial records are reliable for preparation of financial statements.

The Mayor and Council oversee management's responsibilities for the financial reporting and internal
control systems. Council annually reviews and accepts the consolidated financial statements.

CNV’s independent auditors, BDO Canada LLP, are engaged to express an opinion as to whether CNV's

consolidated financial statements present fairly in all material respects the financial position of CNV
as at December 31, 2023, and the results of operations, changes in net financial assets and cash flows
for the year then ended in accordance with Canadian generally accepted auditing standards.

The consolidated financial statements have, in management's opinion, been properly prepared within
reasonable limits of materiality and in accordance with Canadian public sector accounting standards.

Larry Sawrenko

Chief Financial Officer

Date, 2024
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Independent Auditor’s Report 
 
 
To the Mayor and Council of The Corporation of the City of North Vancouver 
 
Opinion 

We have audited the consolidated financial statements of the Corporation of the City of North Vancouver 
and its controlled entities (the “City”), which comprise the consolidated statement of financial position 
as at December 31, 2023 and the consolidated statement of operations, the consolidated statement of 
changes in net financial assets and the consolidated statement of cash flows for the year then ended, 
and notes to the consolidated financial statements, including a summary of significant accounting 
policies.  

In our opinion, the accompanying consolidated financial statements present fairly, in all material 
respects, the consolidated financial position of the City as at December 31, 2023, and its consolidated 
results of operations, its changes in consolidated net financial assets, its consolidated cash flows for the 
year then ended in accordance with Canadian public sector accounting standards. 

Basis for Opinion 

We conducted our audit in accordance with Canadian generally accepted auditing standards. Our 
responsibilities under those standards are further described in the Auditor’s Responsibilities for the Audit 
of the Consolidated Financial Statements section of our report. We are independent of the City in 
accordance with the ethical requirements that are relevant to our audit of the consolidated financial 
statements in Canada, and we have fulfilled our other ethical responsibilities in accordance with these 
requirements. We believe that the audit evidence we have obtained is sufficient and appropriate to 
provide a basis for our opinion.  

Unaudited Information 

We have not audited, reviewed, or otherwise attempted to verify the accuracy or completeness of the 
Schedules A and B of the City's consolidated financial statements. 
 

Other Information 

Management is responsible for the other information.  The other information comprises the information 
included in the Annual Report but does not include the consolidated financial statements and our 
auditor’s report thereon. 

Our opinion on the consolidated financial statements does not cover the other information and we do 
not express any assurance conclusion thereon. 

In connection with our audit of the consolidated financial statements, our responsibility is to read the 
other information and, in doing so, consider whether the other information is materially inconsistent 
with the consolidated financial statements or our knowledge obtained in the audit or otherwise appears 
to be materially misstated. If, based on the work we have performed, we conclude that there is a 
material misstatement of this other information, we are required to report that fact. We have nothing 
to report in this regard. 

 DR
AF
TTn of the City of North Vancouver of the City of North V

ed statement of financial position ed statement of financial p
tions, the consolidated statement of tions, the consolidated statemen

of casof cash flows for the year then ended, h flows for the year then ended
ng a summary of significant accounting ng a summary of significant accounting 

cial statements present fairly, in all materiacial statements present f
ity as at December 31, 202as at December 31, 20 3, and its consolida

et financial assets, its consolidated cash flows al assets, its cons
ublic sector accounting standards.counting stan

e with Canadian generally accepted auditingwith Canadian generally accepted 
are further described in the Auditor’s Responsiurther described in the Auditor’s Respo

ements section of our report. We are indepsection of our report. We are indep
uirements that are relevant to our audit of thhat are relevant to our audit of th

e have fulfilled our other ethical responsour other ethical responsibilitieibilitie
that the audit evidence we have obtained is hat the audit evidence we have obtained is 

pinion. pinion. 

onon

ited, reviewed, or otherwise attempted to verited, reviewed, or otherwise attempted 
d Bd B of the City's consolidated financial statemeof the City's consolidated financial state

formationon

agement is responsible for the other informationsible for t
cluded in the Annual luded in the Annual Report but does not iReport 

auditor’s report thereon.auditor’s report ther

Our opinion on the consolidated financialOur opinion on the consolidated finan
not express any assurance conclusion thnot express any assurance conclusion th

In connection with our audit of theur aud
other information and, in doing other information and, in 
with the consolidated financiawith the consolidated finan
to be materially misstatedto be materially misstate

aterial misstatement oaterial misstatement o
port in port in this regardthis regard



Responsibilities of Management and Those Charged with Governance for the Consolidated Financial 
Statements  

Management is responsible for the preparation and fair presentation of the consolidated financial 
statements in accordance with Canadian public sector accounting standards, and for such internal control 
as management determines is necessary to enable the preparation of consolidated financial statements 
that are free from material misstatement, whether due to fraud or error. 

In preparing the consolidated financial statements, management is responsible for assessing the City’s 
ability to continue as a going concern, disclosing, as applicable, matters related to going concern and 
using the going concern basis of accounting unless management either intends to liquidate the City or 
to cease operations, or has no realistic alternative but to do so.  

Those charged with governance are responsible for overseeing the City’s financial reporting process. 

Auditor’s Responsibilities for the Audit of the Consolidated Financial Statements  

Our objectives are to obtain reasonable assurance about whether the consolidated financial statements 
as a whole are free from material misstatement, whether due to fraud or error, and to issue an auditor’s 
report that includes our opinion. Reasonable assurance is a high level of assurance, but is not a guarantee 
that an audit conducted in accordance with Canadian generally accepted auditing standards will always 
detect a material misstatement when it exists. Misstatements can arise from fraud or error and are 
considered material if, individually or in the aggregate, they could reasonably be expected to influence 
the economic decisions of users taken on the basis of these consolidated financial statements. 

As part of an audit in accordance with Canadian generally accepted auditing standards, we exercise 
professional judgment and maintain professional skepticism throughout the audit. We also:  

Identify and assess the risks of material misstatement of the consolidated financial statements,
whether due to fraud or error, design and perform audit procedures responsive to those risks, and
obtain audit evidence that is sufficient and appropriate to provide a basis for our opinion. The risk
of not detecting a material misstatement resulting from fraud is higher than for one resulting from
error, as fraud may involve collusion, forgery, intentional omissions, misrepresentations, or the
override of internal control.

Obtain an understanding of internal control relevant to the audit in order to design audit procedures
that are appropriate in the circumstances, but not for the purpose of expressing an opinion on the
effectiveness of the City’s internal control.

Evaluate the appropriateness of accounting policies used and the reasonableness of accounting
estimates and related disclosures made by management.

Conclude on the appropriateness of management’s use of the going concern basis of accounting and,
based on the audit evidence obtained, whether a material uncertainty exists related to events or
conditions that may cast significant doubt on the City’s ability to continue as a going concern. If we
conclude that a material uncertainty exists, we are required to draw attention in our auditor’s report
to the related disclosures in the consolidated financial statements or, if such disclosures are
inadequate, to modify our opinion. Our conclusions are based on the audit evidence obtained up to
the date of our auditor’s report. However, future events or conditions may cause the City to cease
to continue as a going concern.

Evaluate the overall presentation, structure and content of the consolidated financial statements,
including the disclosures, and whether the consolidated financial statements represent the
underlying transactions and events in a manner that achieves fair presentation.

Obtain sufficient appropriate audit evidence regarding the financial information of the entities or
business activities within the City to express an opinion on the consolidated financial statements.
We are responsible for the direction, supervision and performance of the City audit. We remain solely
responsible for our audit opinion.
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We communicate with those charged with governance regarding, among other matters, the planned 
scope and timing of the audit and significant audit findings, including any significant deficiencies in 
internal control that we identify during our audit.  

Chartered Professional Accountants 

Vancouver, British Columbia 
COUNCIL ACCEPTANCE DATE 
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2023 2022
Restated (note 16)

FINANCIAL ASSETS
     Cash and cash equivalents 237,385$                   201,296$                   
     Investments (note 3) 62,054                       96,217                       
     Investment in Lonsdale Energy Corp. (note 4) 4,829                         4,826                         
     Due from other governments 7,731                         5,087                         
     Accounts receivable 8,773                         10,242                       
     Loan to Lonsdale Energy Corp. (note 5) 26,623                       26,653                       
     Interest receivable 7,182                         6,990                         

354,577                     351,311                     

LIABILITIES
     Accounts payable and accrued liabilities 30,356                       22,199                       
     Deferred revenue 38,961                       37,607                       
     Deferred lease revenue (note 13) 48,911                       49,421                       
     Deferred development cost charges 27,815                       21,824                       
     Employee future benefits (note 6) 8,334                         8,496                         
     Advances and other liabilities 12,650                       10,188                       

 Asset retirement obligations (note 8) 2,742                         2,649                         
169,769                     152,384                     

NET FINANCIAL ASSETS 184,808                     198,927                     

NON-FINANCIAL ASSETS
     Tangible capital assets (note 7) 528,021                     479,130                     
     Inventories 978                            948                            
     Prepaid expenses 3,316                         2,754                         

532,315                     482,832                     

ACCUMULATED SURPLUS (note 9) 717,123$                   681,759$                   

Commitments and contingencies (note 10)

Chief Financial Officer
Larry Sawrenko

The Corporation of the City of North Vancouver
Consolidated Statement of Financial Position 
As at December 31, 2023 with comparative figures for 2022
(in thousands of dollars)

See accompanying notes to the consolidated financial statementsDDDDDDR
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2023            
Budget 2023 2022

(notes 2(i) and 15) Restated (note 16)

REVENUE
Property value tax (note 10 (a)) 75,705$  76,274$  72,159$  
Other levies 4,143 4,188 4,002 
Licences and permits 5,436 7,898 7,165 
Fines and fees 5,876 6,854 6,236 
Rent 2,696 3,873 3,689 
Interest, dividends and penalties 4,759 15,156 8,075 
Sale of services 36,079 36,819 33,908 
Rebate and recoveries 85 203 165 
Grants and other 8,280 28,099 13,199 
Developer contributions and other transfers 308 5,948 40,907 
Gain (Loss) on disposition of assets 746 (1,143) 
Lonsdale Energy Corp. income (note 4) 3 213 

143,367 186,061 188,575 

EXPENSES
General government 25,523 28,197 26,326 
Transportation and transit 7,774 10,749 10,771 
Health, social services and housing 3,069 2,984 2,796 
Development services 8,760 9,604 7,716 
Protective services 31,676 32,844 28,248 
Parks, recreation and culture 35,811 37,143 34,396 
Water utilities 12,053 12,378 11,724 
Sewer utilities 12,514 13,054 12,201 
Solid waste 4,098 3,744 3,254 

Total expenses (note 12) 141,278 150,697 137,432 

Annual surplus 2,089 35,364 51,143 

Accumulated surplus beginning of year 681,759 681,759 630,616 

Accumulated surplus end of year 683,848$               717,123$               681,759$  

The Corporation of the City of North Vancouver
Consolidated Statement of Operations 
Year ended December 31, 2023 with comparative figures for 2022
(in thousands of dollars)
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2023
Budget 2023 2022

(notes 2(i) and 15) Restated (note 16)

     Annual surplus 2,089$  35,364$  51,143$  

     Acquisition of tangible capital assets (76,443) (63,940) (35,674) 
     Non-cash developer contributed assets - (2,094) (1,540) 
     Proceeds on sale of tangible capital assets - 1,029 120 
     Depreciation of tangible capital assets 17,700 16,860 17,975 
     Loss on disposition of tangible capital assets - (746) 1,143 

(58,743) (48,891) (17,976) 

     Acquisition of inventories - (1,336) (1,173) 
     Acquisition of prepaid expenses - (3,356) (3,741) 
     Use of inventories - 1,306 971 
     Use of prepaid expenses - 2,794 2,531 

- (592) (1,412) 

     Increase (decrease) in net financial assets (56,654) (14,119) 31,755 

     Net financial assets, beginning of year 198,927 198,927 167,172 

     Net financial assets, end of year 142,273$  184,808$  198,927$  

The Corporation of the City of North Vancouver
Consolidated Statement of Changes in Net Financial Assets
Year ended December 31, 2023 with comparative figures for 2022
(in thousands of dollars)

See accompanying notes to the consolidated financial statements
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The Corporation of the City of North Vancouver

2023 2022
Restated (note 16)

Cash provided by (used for):

Operating Transactions
     Annual surplus 35,364$  51,143$  
     Items not involving cash:
          Depreciation expense 16,860 17,975 

Accretion expense 93 89 
          Gain (Loss) on disposal of tangible capital assets (746) 1,143 
          Non-cash developer contributed assets (2,094) (1,540) 
          Lonsdale Energy Corp. income (3) (213) 
     Changes in non-cash operating items:
          Increase in due from other governments (2,644) (1,125) 
          Decrease in accounts receivable 1,469 1,229 
          Change in loan to Lonsdale Energy Corp. 30 390 
          Decrease (increase) in interest receivable (192) 1,730 
          Increase (decrease) in accounts payable and accrued liabilities 8,157 (481) 
          Increase in deferred revenue 1,354 3,349 
          Decrease in deferred lease revenue (510) (509) 
          Increase (decrease) in deferred development cost charges 5,991 (248) 
          Increase (decrease) in accrued employee future benefits (162) 110 
          Increase in advances and other liabilities 2,462 111 
          Increase in inventories (30) (202) 
          Increase in prepaid expenses (562) (1,210) 

64,837 71,741 
Capital Transactions
          Cash used to acquire tangible capital assets (63,940) (35,674) 
          Proceeds from sale of tangible capital assets 1,029 120 

(62,911) (35,554) 
Investing Transactions
          Decrease in investments 34,163 40,423 

34,163 40,423 

Financing Transactions
          Repayment of long-term debt - (237) 

Increase in cash and cash equivalents 36,089 76,373 

Cash and cash equivalents, beginning of year 201,296 124,923 

Cash and cash equivalents, end of year 237,385$              201,296$  

See accompanying notes to the consolidated financial statements

Consolidated Statement of Cash Flows 
Year ended December 31, 2023 with comparative figures for 2022
(in thousands of dollars)
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The Corporation of the City of North Vancouver 
Notes to Consolidated Financial Statements 
Year ended December 31, 2023 
(Tabular amounts in thousands of dollars) 

1. OPERATIONS

The City of North Vancouver (“CNV”) was incorporated in 1907 and operates under the provisions of the Community Charter 
and the Local Government Act of British Columbia.  The City’s principal activity is the provision of local government services to 
residents of the incorporated area.  These services include administrative, protective, transportation, environmental, 
recreational, water and sanitary services. 

2. SIGNIFICANT ACCOUNTING POLICIES

The consolidated financial statements of CNV have been prepared in accordance with Canadian public sector accounting 
standards, as prescribed by the Public Sector Accounting Board (“PSAB”). The significant accounting policies are summarized 
below:  

(a) Basis of Presentation

The consolidated financial statements include the accounts of all the funds of CNV, the accounts of the North Vancouver City 
Library, which is controlled by CNV, CNV’s 33.94% proportionate share of the operations of the North Vancouver Recreation 
Commission, and CNV’s 50% proportionate share of the operations of the North Vancouver Museum and Archives Commission. 
CNV’s investment in Lonsdale Energy Corporation (“LEC”), a wholly owned government business enterprise, is accounted for 
using the modified equity method.  

CNV has an agreement with the District of North Vancouver in the operation and management of the North Vancouver Recreation 
Commission, and CNV includes its proportionate share in CNV’s consolidated financial statements. The current agreement 
specifies that the operating costs shall be paid 33.94% (2022 – 33.94%) by CNV and 66.06% (2022 – 66.06%) by the District of 
North Vancouver.  Each municipality is responsible for its own facilities and pays 100% of all capital costs relating to 
improvement, expansion and replacement of buildings or facility equipment. 

CNV also has an agreement with the District of North Vancouver in the operation and management of the North Vancouver 
Museum and Archives Commission, and CNV includes its proportionate share in CNV’s consolidated financial statements. The 
current agreement specifies that the operating costs shall be paid 50% (2022 – 50%) by CNV and 50% (2022 – 50%) by the 
District of North Vancouver. Each municipality is responsible for its own facilities and pays 100% of all capital costs relating to 
improvement, expansion and replacement of buildings or facility equipment.  

(b) Basis of Accounting

Revenue is recorded on an accrual basis and recognized when earned.  Expenses are recognized as they are incurred and 
measurable as a result of the receipt of goods and services. 
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The Corporation of the City of North Vancouver 
Notes to Consolidated Financial Statements 
Year ended December 31, 2023 
(Tabular amounts in thousands of dollars) 

2.   SIGNIFICANT ACCOUNTING POLICIES (continued) 

(c) Revenue Recognition  
 

Taxes are recognized as revenue in the year that the taxes are authorized, the taxable event occurs and they are considered 
collectible. Through the British Columbia Assessments appeal process, taxes may be adjusted by way of supplementary roll 
adjustments. The effects of these adjustments on taxes are recognized at the time they are awarded.  Levies imposed for 
Regional District services and other taxing authorities are not included.  
 
Lease revenue is recognized on a straight-line basis over the term of the lease. 
  
Charges for sewer, water and solid waste usage are recorded as user fees. Connection fees revenues are recognized when the 
connection has been established. 
 

Sale of service and other revenue are recognized on an accrual basis. 

(d) Deferred Revenue 

Deferred revenue consists of prepaid property taxes, prepaid business licenses, and fees paid in advance for services yet to be
provided.  

(e) Deferred Lease Revenue 

Deferred lease revenue consists of funds collected in advance of rental periods for long-term prepaid leases, which will be 
recognized as revenue on a straight-line basis over the term of the lease.  

(f) Deferred Development Cost Charges 

Development cost charges collected to pay for future capital projects are deferred upon receipt and recognized as revenue when 
the capital costs for which they were collected are incurred. 

(g) Cash and cash equivalents 

Cash and cash equivalents consist of cash, highly liquid pooled high interest savings accounts with the Municipal Finance 
Authority. 

(h) Investments 

Investments include bank issued notes and bonds and Provincial bonds and debentures maturing after December 31, 2023 and 
are valued at the lower of cost or market value.  Securities are recorded at their cost and written down to reflect losses in value 
that are other than temporary. 
 
(i) Budget Figures 
 
The budget figures are based on the five year financial plan adopted on April 24th, 2023.   
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The Corporation of the City of North Vancouver 
Notes to Consolidated Financial Statements 
Year ended December 31, 2023 
(Tabular amounts in thousands of dollars) 

2.   SIGNIFICANT ACCOUNTING POLICIES (continued) 

(j) Government Transfers 

Unrestricted government transfers are recognized as revenue in the year that the transfer is authorized by the issuing 
government and any eligibility criteria have been met.  Restricted government transfers, in the way of grants or other transfers, 
are recognized as revenue in the year in which any stipulations that create liabilities are met. 
 
(k) Employee Future Benefits 
 
CNV and its employees make contributions to the Municipal Pension Plan.  As this plan is a multi-employer plan, contributions 
are expensed as incurred. 
 
Sick leave and post-employment benefits also accrue to CNV’s employees.  The liabilities related to these benefits are actuarially 
determined based on services and best estimates of retirement ages and expected future salary and wage increases.  The 
liabilities under these benefits plans are accrued based on projected benefits as the employees render services necessary to 
earn the future benefits. 
 
(l) Long-term Debt 

 
Long-term debt is recorded in the consolidated financial statements net of sinking fund payments and adjustments. 
 
(m) Non-Financial Assets  
   
Non-financial assets are not available to discharge existing liabilities and are held for use in the provision of services.  They may 
have useful lives extending beyond the current year and are not intended for sale in the ordinary course of business. 
 

(i) Tangible Capital Assets 
 
Tangible capital assets are recorded at cost, which includes amounts that are directly attributable to acquisition, 
construction, development or betterment of the asset.  The cost less residual value of the tangible capital assets, 
excluding land, is amortized on a straight-line basis over their estimated useful lives as follows: 

 
Land improvements Straight-line over useful life of each asset unit 10 – 100 years 
Parks  Straight-line over useful life of each asset unit 10 – 75 years 
Buildings Straight-line over useful life of each asset unit 10 – 100 years 
Machinery & equipment Straight-line over useful life of each asset unit 3 – 25 years 
Vehicles Straight-line over useful life of each asset unit 6 – 25 years 
Infrastructure Straight-line over useful life of each asset unit 7 – 100 years 
Library materials Straight-line over useful life of each asset unit 2 – 5 years 
Work in progress Not amortized until put into use  
   

 
 
 

DR
AF
Tsfer issfer is authorized by the iss autho

n the way of grants or other transfern the way of grants o s
e met. met. 

an.  As this plan is a multi-employer plan, contributioan.  As this plan is a multi-employer plan, contributio

s employees.  The liabilities relate  The liabilities re d to these benefits a
rement ages and expected future salary and wageexpected f

ed on projected benefits as the employees render sed on projected benefits as the emp

nsolidated financial statements net of sinking fundatements net of sinking fund papa

re not available to discharge existing liabilities and arre not available to discharge existing liabilities an
xtending beyond the current year and are tending beyond the current year and are not intendentende

Tangible Capital Assetsital Assets

Tangible capital assets are recorded at cost, Tangible capital assets are reco
construction, development or betterment ofconstruction, development or betterm
excluding land, is amortized on a straightis amortized on a straigh

Land improvements nts 
Parks  
Buildings B
Machinery & equipmMachinery & equipm
Vehicles Vehicles

rastructureastructure
y may ma

.. 
• 

• 



The Corporation of the City of North Vancouver 
Notes to Consolidated Financial Statements 
Year ended December 31, 2023 
(Tabular amounts in thousands of dollars) 

2.   SIGNIFICANT ACCOUNTING POLICIES (continued) 

(m) Non-Financial Assets (continued) 

(ii) Contributions of Tangible Capital Assets 

Tangible capital assets received as contributions or transfers from developers are recorded at their estimated fair value 
at the date of receipt and also are recorded as revenue. 

(iii) Works of Art and Historic Assets 

CNV and the Museum and Archives Commission manages and controls various works of art and non-operational 
historic assets, including buildings, artifacts, paintings and sculptures located at City sites and public display areas. 

Works of art and historic assets are not recorded as assets in these consolidated financial statements. 
 
(iv) Natural Resources 
 
Horticultural assets such as treed areas, grassy areas and gardens are not recognized as assets in the consolidated 
financial statements. 
 
(v) Interest Capitalization 
 
CNV does not capitalize interest costs associated with the construction of a tangible capital asset. 
 
(vi) Leased Tangible Capital Assets 
 
Leases that transfer substantially all of the benefits and risks incidental to ownership of property are accounted for as 
leased tangible capital assets.  All other leases are accounted for as operating leases and the payments are charged 
to expenses as incurred. 
 
(vii) Inventories 

 
Inventories held for consumption are recorded at the lower of weighted average cost and replacement cost. 
 

(n) Estimates 
 

The preparation of the consolidated financial statements requires management to make estimates and assumptions that affect 
the reported amounts in the consolidated financial statements and the disclosure of contingent liabilities. Areas requiring 
significant estimation are post-employment benefits, compensated absences and termination benefits, estimated useful life of 
tangible capital assets, asset retirement obligations and measurement of contingent liabilities. Actual results could differ from 
these estimates. 
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The Corporation of the City of North Vancouver 
Notes to Consolidated Financial Statements 
Year ended December 31, 2023 
(Tabular amounts in thousands of dollars) 

2.   SIGNIFICANT ACCOUNTING POLICIES (continued) 

(o) Segment Disclosure 
 

A segment is defined as a distinguishable activity or group of activities of a government for which it is appropriate to separately 
report financial information related to expenses. See note 12. 
 
(p) Contaminated Sites 
 
A liability for contaminated sites is recognized when a site is not in productive use or an unexpected event has occurred and the 
following criteria are met: 

i)   an environmental standard exists; 
ii)   contamination exceeds the environmental standard; 
iii)  CNV is directly responsible or accepts responsibility; 
iv) it is expected that future economic benefits will be given up; and 
v)    a reasonable estimate of the amount can be made 
 

The liability is recognized as management’s estimate of the cost of post-remediation including operation, maintenance and 
monitoring that are an integral part of the remediation strategy for a contaminated site. 
 
(q) Asset Retirement Obligations 
 
On January 1, 2023, CNV adopted public sector accounting standard 3280, Asset Retirement Obligations. This new accounting 
standard addresses the reporting of legal obligations associated with the retirement of certain tangible capital assets. The 
standard was adopted on the modified retrospective basis at the date of adoption. 

A liability is recognized when, as at the financial reporting date: 
i) there is a legal obligation to incur retirement costs in relation to a tangible capital asset; 
ii) the past transaction or event giving rise to the liability has occurred; 
iii) it is expected that future economic benefits will be given up; and 
iv) a reasonable estimate of the amount can be made. 

 
The resulting costs have been capitalized into the carrying amount of the related tangible capital assets and are being amortized 
on the same basis as the related tangible capital asset. Assumptions used in the calculations are reviewed annually. DR
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The Corporation of the City of North Vancouver 
Notes to Consolidated Financial Statements 
Year ended December 31, 2023 
(Tabular amounts in thousands of dollars) 

2. SIGNIFICANT ACCOUNTING POLICIES (continued)

(r) Financial Instruments

CNV adopted public sector accounting standard 3450, Financial Instruments, effective January 1, 2023, on a prospective basis. 
Financial instruments classification is determined upon inception and financial instruments are not reclassified into another 
measurement category for the duration of the period they are held.  Financial assets and financial liabilities, other than hedges, 
equity instruments quoted in an active market, and financial instruments designated at fair value, are measured at cost or 
amortized cost upon inception and subsequent to initial recognition.  Cash and cash equivalents are measured at cost. Accounts 
receivable, investments, other receivables, and accounts payable and accrued liabilities are measured at amortized cost using 
the effective interest rate method to determine interest revenue or expense in the Consolidated Statement of Operations for the 
period it is earned.  Valuation allowances are made when collection is in doubt. Investments include bank issued notes and 
bonds and provincial bonds and debentures maturing after the current year.    Investments are adjusted for any amortization of 
premiums or discounts.  Sales and purchases of investments are recorded on the trade date.  Transaction costs related to the 
acquisition of investments are included in the carrying value of the related investments.  

All financial assets recorded at cost or amortized cost are tested annually for impairment.  When financial assets are impaired, 
impairment losses are recorded in the Consolidated Statement of Operations.  A financial liability or its part is de-recognized 
when it is extinguished. 

3. INVESTMENTS

The fair value of investments at December 31, 2023 is $65,962,000 (2022 - $98,214,000). CNV’s investment portfolio consists 
of Provincial and Canadian bank bonds with a cost of $62,054,000 (2022 - $96,217,000).   

Financial instruments maturing between January 2024 to December 2024 range in yield from 2.10% to 3.13% (2023 – 1.05% to 
3.11%). Investments maturing from January 2025 to May 2031 range in yield from 1.30% to 7.52%. 
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The Corporation of the City of North Vancouver 
Notes to Consolidated Financial Statements 
Year ended December 31, 2023 
(Tabular amounts in thousands of dollars) 

4. INVESTMENT IN LONSDALE ENERGY CORPORATION (“LEC”)

CNV owns all the issued and outstanding shares of LEC, which was incorporated under the Business Corporations Act (British 
Columbia) on July 7, 2003. LEC operates a district energy system providing hydronic energy to residential, institutional and 
commercial buildings in the City of North Vancouver. 

Summarized financial information relating to LEC is as follows: 

2023 2022
Cash and accounts receivable $        4,050 $      3,002 
Plant and equipment  40,969  38,420 
Other assets    732    767 
Total assets $      45,751  $       42,189 

Accounts payable and accrued liabilities $        3,678   $      2,895 
Deferred contributions    8,621     7,815 
Debt  28,623  26,653 
Total Liabilities $      40,922  $       37,363 

Shareholder’s equity $        4,829  $      4,826 

Total revenue $        9,713 $      9,702 
Total expenses    9,710    9,489 
Net income $        3 $         213 

Included in CNV’s Consolidated Statement of Financial Position is “Investment in Lonsdale Energy Corp.” in the amount of 
$4,829,000 (2022 - $4,826,000) and a loan receivable in the amount of $26,623,000 (note 5(a)) (2022 – $26,653,000). Also, 
included in accounts receivable in CNV’s Consolidated Statement of Financial Position are receivables from LEC in the amount 
of $1,067,000 (2022 - $1,122,000). 
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The Corporation of the City of North Vancouver 
Notes to Consolidated Financial Statements 
Year ended December 31, 2023 
(Tabular amounts in thousands of dollars) 

5. LOAN TO LONSDALE ENERGY CORPORATION

The loan receivable balance of $26,623,000 (2022 - $26,653,000) consists of the following interest bearing promissory notes: 

On August 1, 2018, CNV converted amounts due from LEC whereby LEC issued a 5 year promissory note to CNV in the amount 
of $33,661,966. On July 15, 2019 and November 17, 2021, CNV’s Council authorized LEC to borrow an additional $1,681,000 
and $290,000 respectively. On August 1, 2023, a five-year demand term loan was issued by CNV to borrow a maximum of 
$35,632,966. This promissory note replaced and nullified all previous promissory notes issued by CNV to LEC. The loan matures 
on August 1, 2028 and bears interest at 3.51% per annum. As at December 31, 2023 an amount of $26,622,804 remains due 
to CNV. During the year, LEC drew $1,050,000 (2022 - $630,000) from this promissory note. After considering the principal 
payments of $4,369,162 made to date, the remaining funding available to LEC under the terms of the agreement is $4,641,000, 
which LEC expects to draw on for future asset construction.  

Interest revenue of $798,000 (2022 - $704,000) and dividend revenue of $45,900 (2022 - $53,900) has been included in the 
Consolidated Statement of Operations. 

At the maturity date of the loan to LEC, CNV may, at its discretion, extend the terms of the loan in whole or in part or LEC may 
repay the loan in whole or in part using either internal or external financing. 

6. EMPLOYEE FUTURE BENEFITS

(a) Sick and Severance

Employees of CNV are entitled to payments related to unused sick leave and severance upon retirement or resignation after ten 
years of service. The amount recorded for these benefits is based on an actuarial valuation done by an independent firm of 
actuaries using a projected benefit actuarial valuation method pro-rated on services. The most recent actuarial valuation of 
CNV’s future benefits was completed as at December 31, 2023. 

DR
AF
T

bearing promissbearing p

missory note to CNV in the ammissory note t
C to borrow an additional $1,681,00C to borrow an addi

ssued by CNV to borrow a maximum of sued by CNV to borrow a
otesotes issued by CNV to LEC. The loan matures  issued by CNV to LEC. The loa

1, 2021, 2023 an amount of $26,622,804 remains due 3 an amount of $26,622,804 remai
his promissory note. Ahis prom fter considering the principal the princ

o LEC undo LEC u er the terms of the agrms o eement is $4,641,00641,00

d revenue of $45,900 (2f $45,900 (2022 - $53,900) has been in022 -

at its discretion, extend the terms t its discretion, e of the loan in whoof the loa
nternal or external financing. or external financing. 

titled to payments retitled to payments related to unused sick leave and slated to unused sick lea
amount recorded amount for these benefits is based on anthese benefits is based on

projected benefrojected it actuarial valuation method pro-ratarial valuation method pro-rat
enefits was completed as at December 31, 2023. was completed as at December 31, 2023. 

--



The Corporation of the City of North Vancouver 
Notes to Consolidated Financial Statements 
Year ended December 31, 2023 
(Tabular amounts in thousands of dollars) 

6. EMPLOYEE FUTURE BENEFITS (continued)

(a) Sick and Severance (continued)

Information regarding CNV’s obligations for these benefits, including 100% of the North Vancouver City Library and its 
proportionate share of the North Vancouver Recreation Commission and North Vancouver Museum and Archives Commission, 
is as follows: 

2023 2022 
Benefit obligation - beginning of the year $      6,944   $      7,906 
Add:    Current service costs 597 731 

  Interest on accrued benefit obligation 322 206 
  Actuarial loss (gain) 1,023 (1,115) 

Less:   Benefits paid (928) (784) 
Benefit obligation - end of the year $      7,958   $      6,944 
Add:    Unamortized actuarial gain 376 1,552 
Benefit liability - end of the year $      8,334   $      8,496 

The significant actuarial assumptions adopted in measuring CNV’s accrued benefit liability are as follows: 

2023  2022

Discount rates 4.10% 4.50% 

Future inflation rates 4.5% for 2024 and 2.5% thereafter 2.00% 

Compensation increases, net of 
inflation 

0.00% to 0.50% 2.58% to 4.63% 

The unamortized actuarial gain is amortized over a period equal to the employees’ average remaining service lifetime of eleven 
years for CNV (2022 - 11 years). 

(b) Council Retirement Stipend

Starting 2005, Council Members are entitled to a retirement stipend based on 9.31% of the individual’s total indemnity received 
subsequent to 2002. These amounts are accrued as earned and recorded in accounts payable and accrued liabilities. DR
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Year ended December 31, 2023 
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7. TANGIBLE CAPITAL ASSETS

(a) Work in Progress

Work in progress having a cost of $118,468,000 (2022 - $71,212,000) has not been amortized.  Amortization of these assets 
will commence when the asset is in service. 

(b) Developer Contributed Tangible Capital Assets and Other Transfers

Developer contributed tangible capital assets and other transfers of $2,094,000 (2022 - $1,540,000) have been recognized 
during the year.   

2023 Land Land 
Improvements Parks Buildings Machinery & 

 Equipment Vehicles Infrastructure Library 
Materials

Work
 in Progress Total

Costs
Balance beginning of year 46,229$       82,411$      57,695$      149,468$       26,101$       12,718$    277,033$       955$     71,212$      723,822$       

Additions and Adjustments - 12 5,387   3,352  753   3,314    5,726  233   47,256  66,033   
Disposals - - -  -   - 1,528 101  228   - 1,857

Balance end of year 46,229$       82,423$      63,082$      152,820$       26,854$       14,504$    282,658$       960$     118,468$       787,998$       

Accumulated Amortization
Balance beginning of year -$     21,509$     20,113$      77,363$       19,476$       6,309$      99,444$      478$     -$     244,692$       

Amortization and Adjustments - 2,201 2,158   4,496  1,531   917    5,343  214   - 16,860 
Disposals - - -  -   - 1,287 60  228   - 1,575

Balance end of year -$    23,710$     22,271$      81,859$       21,007$       5,939$      104,727$       464$     -$    259,977$       

Net Book Value 46,229$       58,713$      40,811$      70,961$       5,847$      8,565$      177,931$       496$     118,468$       528,021$       

2022 Land Land 
Improvements Parks Buildings

(restated)
Machinery & 
 Equipment Vehicles Infrastructure Library 

Materials
Work

 in Progress Total

Cost
Balance beginning of year 44,909$       82,368$      55,657$      149,690$       24,018$       12,585$    250,762$       942$     71,357$      692,288$       

 Adjustment relating to recognition of 
Asset Retirement Obligation (note 8) 

339  
339   

Balance beginning of year, restated 44,909$       82,368$      55,657$      150,029$       24,018$       12,585$    250,762$       942$     71,357$      692,627$       
Additions 1,320  50   3,160   121  3,243   1,474    27,773   218   (145) 37,214 
Disposals - 7  1,122   682  1,160   1,341    1,502  205   - 6,019

Balance end of year 46,229$       82,411$      57,695$      149,468$       26,101$       12,718$    277,033$       955$     71,212$      723,822$       

Accumulated Amortization
Balance beginning of year -$     19,083$     19,281$      72,475$       18,134$       6,611$      95,150$      467$     -$     231,201$       

 Adjustment relating to recognition of 
Asset Retirement Obligation (note 8) 

272  
272   

Balance beginning of year, restated -$     19,083$     19,281$      72,747$       18,134$       6,611$      95,150$      467$     -$     231,473$       
Amortization expense - 2,433 1,918   4,976  2,502   760    5,170  216   - 17,975 
Disposals - 7  1,086   360  1,160   1,062    876  205   - 4,756

Balance end of year -$     21,509$     20,113$      77,363$       19,476$       6,309$      99,444$      478$     -$     244,692$       

Net Book Value 46,229$       60,902$      37,582$      72,105$       6,625$      6,409$      177,589$       477$     71,212$      479,130$       
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The Corporation of the City of North Vancouver 
Notes to Consolidated Financial Statements 
Year ended December 31, 2023 
(Tabular amounts in thousands of dollars) 

8. ASSET RETIREMENT OBLIGATIONS

CNV owns several buildings known to have asset retirement obligations at their retirement.  Estimated costs have been 
discounted to the present value using a discount rate of 3.5% per annum. 

The transition and recognition of asset retirement obligations involved a change to the buildings tangible capital assets and the 
restatement of prior year figures (see note 16). 

Balances of the asset retirement obligation are as follows: 

2023 Balance at December 
31, 2023 

Balance beginning of year  $     2,649 
Accretion expense  93 

Balance end of year  $     2,742 

2022 Balance at December 
31, 2022 

Balance beginning of year  $       -
Adjustment relating to recognition of 

Asset Retirement Obligation    2,560 
Opening balance, restated  $     2,560 

Accretion expense  89 
Balance end of year  $     2,649 
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The Corporation of the City of North Vancouver 
Notes to Consolidated Financial Statements 
Year ended December 31, 2023 
(Tabular amounts in thousands of dollars) 

9.  ACCUMULATED SURPLUS
2023 2022

Restated (note 16) 
General funds – general, water and sewer & drainage (a) $        64,868  $        55,002   
Reserve fund (b) 99,206  124,527 
Capital fund (c)  553,049  502,230 
Accumulated surplus, end of year $      717,123  $      681,759 

(a) General funds – general, water and sewer
2023 2022 

Appropriated: 
  General fund $        23,071 $        21,867 
  Water fund 7,105 4,112 
  Sewer & Drainage fund 14,220 14,049 

Unappropriated:
  General fund 11,688  9,094 
  Water fund 4,212 3,478 
  Sewer & Drainage fund 3,743 690   

General funds – COVID-19 Safe Restart Grant 829 1,712 
$        64,868   $        55,002 

(b) Reserve Funds 

Balance Contributions Earnings Expenditures Balance
December 31, 2022 & Transfers December 31, 2023

Machinery and Equipment
  Engineering 3,220$       -$    291$     868$          2,643$      
  Fire 367   233     42      214      428    
  General 52     -    7    38    21   
  Computer 96     38    5    96    43   

Building 141   -    -   67    74   
Local Improvements 802   1      54      2   855    
Affordable Housing 10,626     509     618    3,605   8,148    
Tax Sale Lands 35,066     - 2,515 796      36,785      
Waterworks 4,935    -    336    - 5,271 
Parking 6    -    -   -     6     
Civic Amenity 64,256     10,435   6,455    53,599    27,547      
Justice Administration Accommodation 72     -    -   16    56   
Streets DCC -  1,041 3    1,044   -   
Parks DCC -      121  -   121      -   
Lower Lonsdale Amenity 8    -    -   8   -   
Lower Lonsdale Legacy 2,672    -    179    88    2,763    
Infrastructure 831   -    638    55    1,414    
Public Art 635   85    45      36    729    
Sustainable Transportation 190   88    14      48    244    
Carbon Fund 552   301     45      80    818    
Growing Communities Fund -  10,986 375    - 11,361  
Total 124,527$      23,838$       11,622$       60,781$        99,206$        DR
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The Corporation of the City of North Vancouver 
Notes to Consolidated Financial Statements 
Year ended December 31, 2023 
(Tabular amounts in thousands of dollars) 

9. ACCUMULATED SURPLUS (continued)

(c) Capital Fund
2023 2022 

Restated (note 16) 
Invested in tangible capital assets $      525,280 $      476,481 
Appropriated capital funds 27,769 25,749 

$      553,049 $      502,230 

10. COMMITMENTS AND CONTINGENCIES

(a) Property Taxes

CNV is obliged to levy, collect and remit property taxes on behalf of, and to finance the arrears of property taxes of, other bodies 
as follows: 

2023 2022 

Tax collected  $     133,575    $     127,265 

Less collections for and remittances to other bodies: 
Provincial Government - Schools $       42,797   $       41,153 
Greater Vancouver Regional District 2,187 2,029 
Greater Vancouver Transportation Authority 10,214 9,878 
British Columbia Assessment Authority 1,595 1,538 
Municipal Finance Authority 8 8 
BIA Lower Lonsdale Society 500 500 

$      57,301   $      55,106 

Property Value Tax $      76,274   $      72,159   

(b) Pension Liability

CNV and its employees contribute to the Municipal Pension Plan (a jointly trusteed pension plan). The board of trustees, 
representing plan members and employers, is responsible for administering the plan, including investment of assets and 
administration of benefits. The plan is a multi-employer defined benefit pension plan. Basic pension benefits are based on a 
formula. As at December 31, 2022, the plan has about 240,000 active members and approximately 124,000 retired members. 
Active members include approximately 43,000 contributors from local governments. 

Every three years, an actuarial valuation is performed to assess the financial position of the plan and adequacy of plan funding. 
The actuary determines an appropriate combined employer and member contribution rate to fund the plan. The actuary’s 
calculated contribution rate is based on the entry age normal cost method, which produces the long-term rate of member and 
employer contributions sufficient to provide benefits for average future entrants to the plan.  This rate may be adjusted for the 
amortization of any actuarial funding surplus and will be adjusted for the amortization of any unfunded actuarial liability. 
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The Corporation of the City of North Vancouver 
Notes to Consolidated Financial Statements 
Year ended December 31, 2023 
(Tabular amounts in thousands of dollars) 

10. COMMITMENTS AND CONTINGENCIES (continued)

(b) Pension Liability (continued)

The most recent actuarial valuation for the Municipal Pension Plan as at December 31, 2021, indicated a $3,761 million funding 
surplus for basic pension benefits on a going concern basis.  CNV paid $5,143,000 (2022 - $4,851,000) for employer 
contributions to the plan in fiscal 2023.  The next valuation will be as at December 31, 2024. 

Employers participating in the plan record their pension expense as the amount of employer contributions made during the fiscal
year (defined contribution pension plan accounting). This is because the plan records accrued liabilities and accrued assets for 
the plan in aggregate, resulting in no consistent and reliable basis for allocating the obligation, assets and cost to individual 
employers participating in the plan.   

(c) Contingent Liabilities

CNV is currently engaged in or party to certain legal actions, assessment appeals and other existing conditions involving 
uncertainty, which may result in material loss. A reasonable estimate of these future liabilities has been made where possible 
and is recorded in the financial statements as a liability. Where the outcomes or amounts or losses are uncertain, management 
has determined that there are no potential material amounts involved. 

(d) E-Comm

CNV is a member of Emergency Communications for British Columbia, Incorporated (“E-Comm”), an organization comprised 
predominately of member municipalities, for the purpose of providing emergency dispatch services.  CNV is represented on the 
board and as a class “A” shareholder has voting rights should the organization want to incur additional debt. 

The E-Comm facility was constructed using debt as a financing mechanism and members are liable for a proportionate share of 
that debt. This debt is repaid by members through annual fees charged by E-Comm.  Should E-Comm dissolve, the members 
would be liable for a proportionate share of any residual debt.  Alternatively, should members choose to opt out of E-Comm, 
they would be liable for a proportionate share of debt at the time of withdrawal.   

CNV holds 2 class “A” shares and one class “B” share. 

(e) Contractual Obligations

As at December 31, 2023 CNV had entered into various construction contracts for a total outstanding value of $140,300,000. 

11. TRUST FUNDS

Certain assets have been conveyed or assigned to CNV to be administered as directed by an agreement or statute. CNV holds 
the assets for the benefit of, and stands in a fiduciary relationship to, the beneficiary. The Cemetery Trust Fund, totaling 
$3,810,000 (2022 - $3,648,000), which is administered by CNV, has not been included with CNV’s accounts. 
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The Corporation of the City of North Vancouver 
Notes to Consolidated Financial Statements 
Year ended December 31, 2023 
(Tabular amounts in thousands of dollars) 

12. SEGMENTED INFORMATION

CNV is a diversified municipal government entity in the Province of British Columbia that provides a wide range of services to 
its citizens.  Certain functional areas have been combined and separately disclosed in the segmented information.  The segments
and the services they provide are as follows: 

General Government 
General Government provides the administrative and legislative services that support the various sectors of CNV.  Functions 
include financial planning and reporting, economic development and legislative services. 

Transportation and Transit 
The Transportation and Transit division aims to provide enhanced access to public transit, safe pedestrian and cyclist routes, 
accessible transportation for people with limited mobility and maintain existing infrastructure.  These goals are achieved through 
street design, traffic signals and signs, street lighting and road maintenance activities. 

Health, Social Services and Housing 
Health, Social Services and Housing encompasses a wide variety of City funded initiatives aimed at supporting the social 
structure and sustainability of the community.  Included are cemetery operations, youth and family support services, seniors 
programs and homeless prevention initiatives. 

Development Services 
Development Services’ focus is community planning, which includes land use guidelines, the management of City owned lands, 
heritage planning and development of CNV’s official community plan. 

Protective Services 
Protective Services is comprised of the North Vancouver RCMP detachment, the North Vancouver City Fire Department and 
bylaw enforcement.  The North Vancouver RCMP detachment plays an integral role in the protection of North Vancouver 
residents and their property through crime prevention and detection, emergency response and victim services.  The North  
Vancouver City Fire Department is responsible for providing fire suppression service, fire prevention services and fire safety 
education.  Bylaw Services is responsible for the enforcement and education of the City’s bylaws and conflict resolution. 

Parks, Recreation and Culture 
Parks, Recreation and Culture provides access to recreation facilities, the operation and maintenance of CNV’s many parks and 
trails, the North Vancouver City Library and CNV’s participation in the North Vancouver Museum and Archives and the North 
Vancouver Recreation and Culture Commission. 

Water Utilities 
The Water Utility, in conjunction with Metro Vancouver, provides safe, clean, reliable water to the residents and businesses of 
the City of North Vancouver.   

Sewer & Drainage Utilities 
The Sewer & Drainage Utility collects waste water and transports it to trunk water mains and wastewater treatment plants 
operated by Metro Vancouver.  In addition to the collection of wastewater, the Sewer Utility also manages CNV’s 150km storm 
drainage system which diverts rainfall runoff with an emphasis on flood prevention. 
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The Corporation of the City of North Vancouver 
Notes to Consolidated Financial Statements 
Year ended December 31, 2023 
(Tabular amounts in thousands of dollars) 

12.   SEGMENTED INFORMATION (continued) 

Solid Waste 
The Solid Waste Utility provides curbside garbage, recycling and yard trimmings collection to the residents of the City of North 
Vancouver. 
 
The Consolidated Statement of Operations by segment and services is as follows: 
 

 
 
13.  DEFERRED LEASE REVENUE 
 
In 2020, CNV entered into an agreement for the Harry Jerome Neighborhood Lands for a lease term of 99 years.  Included in 
deferred revenue is $48,911,000 (2022 - $49,421,000) in relation to this lease. 
 
14.  FINANCIAL RISK MANAGEMENT 
 
CNV has exposure to the following risks from its use of financial instruments: credit risk, market risk and liquidity risk. CNV has 
identified its major risks and ensures that management monitors and controls them.  
 
(a) Credit risk 
 
Credit risk is the risk of financial loss to CNV if a customer or counterparty to a financial instrument fails to meet its contractual 
obligations. Such risks arise principally from accounts receivable made up of property tax and utilities and other non-property 
tax related balances. 
 
For property tax and utility balances, outstanding amounts are transferred to the property tax account associated with the 
invoiced real property at the end of each fiscal year and form all or part of the tax arrears for the property. CNV is required by 
the Local Government Act to conduct an annual tax sale by offering for sale by public auction each parcel of real property on 
which taxes are delinquent. Registered charge holders have the full right to redeem the property. To redeem the property, the 
charge holder must remit the full upset price, plus interest on the purchase price at a rate set by the Province, within one year 
of the tax sale. 
 
For other account receivable balances, CNV maintains allowances for potential credit losses, with results to date within CNV’s 
expectations. In making estimates in respect of the allowance for doubtful accounts, current economic conditions, historical 
information, reasons for the accounts being past due, and operational nature of invoices are all considered in the determination  

Revenues Wages & Benefits Goods & Supplies Services Amortization Capitalized Total
Annual Surplus 

(Deficit)

General government 113,398$                 20,268$              5,298$                4,508$                4,052$                (5,929)$               28,197$              85,201$              
Transportation and transit 6,863                       3,494                  838                     10,387                3,784                  (7,754)                 10,749                (3,886)                 
Health, social services and housing 469                          473                     90                       2,419                  2                         -                      2,984                  (2,515)                 
Development services 10,654                     7,115                  36                       2,453                  -                      -                      9,604                  1,050                  
Protective services 2,272                       21,081                918                     10,194                826                     (175)                    32,844                (30,572)
Parks, recreation and culture 13,054                     18,783                1,805                  56,558                6,450                  (46,453)               37,143                (24,089)               
Water utilities 16,663                     2,047                  8,887                  1,864                  827                     (1,247)                 12,378                4,285                  
Sewer utilities 19,163                     2,087                  454                     11,682                979                     (2,148)                 13,054                6,109                  
Solid waste 3,525                       1,900                  81                       1,723                  40                       -                      3,744                  (219)                    
2023 186,061$                 77,248$              18,407$              101,788$            16,960$              (63,706)$             150,697$            35,364$              

2022 (Restated) 188,575$                 68,358$              17,660$              68,797$              18,062$              (35,445)$             137,432$            51,143$              

Expenses
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The Corporation of the City of North Vancouver 
Notes to Consolidated Financial Statements 
Year ended December 31, 2023 
(Tabular amounts in thousands of dollars) 

14.  FINANCIAL RISK MANAGEMENT (continued) 

of when to record allowances for past due accounts. The same factors are considered when determining whether to write off 
amounts charged to the allowance account against amounts receivable.  
 
(b) Market risk 
 
Market risk is the risk that the value of a financial instrument will fluctuate as a result of changes in market prices. The objective 
of market risk management is to control market risk exposures within acceptable parameters while optimizing the return on risk, 
The market risks to which CNV is exposed are foreign exchange risks and interest rate risks. 
 

(i) Foreign exchange risk 
 
Foreign exchange risk refers to the risk that the fair value of financial instruments, or future cash flows associated with 
the instruments, will fluctuate in Canadian dollar value due to changes in foreign exchange rates. 
 
The functional currency of CNV is the Canadian dollar. CNV receives some US dollar payments and incurs some US 
dollar operating and capital costs. These US dollar transactions represent an insignificant volume and value of total 
overall transactions, resulting in minimal risk.  
 
(ii) Interest rate risk 
 
Interest rate risk is the risk that the fair value or future cash flows of a financial instrument will fluctuate because of 
changes in the market interest rates. CNV manages such risk by adoption of an investment policy and adherence to 
this policy and the Community Charter. Investments are in pooled funds with the Municipal Finance Authority in a 
diversified portfolio in accordance with CNV’s investment policy, which include preservation of capital, minimization of 
default and interest rate risk, sufficient liquidity to meet operating and capital requirements, and generation of a stable 
return on investments. Investments include GICs and High Interest Savings Accounts not subject to market fluctuations. 
It is management’s opinion that CNV is not exposed to significant market risk arising from its financial instruments.  

 
(c) Liquidity risk 
 
Liquidity risk is the risk that CNV will not be able to meet its financial obligations as they become due. For its accounts 
payables, CNV manages liquidity risk by holding assets that can be readily converted into cash and by continually monitoring 
actual and forecasted cash flows from operations and anticipated investing and financing activities to ensure, as far as 
possible, that it will always have sufficient liquidity to meet its liabilities when due, under both normal and stressed conditions, 
without incurring unacceptable losses or risking damage to CNV’s reputation.DR
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The Corporation of the City of North Vancouver 
Notes to Consolidated Financial Statements 
Year ended December 31, 2023 
(Tabular amounts in thousands of dollars) 

15. BUDGET FIGURES

The budget figures presented in these consolidated financial statements include 100% of the North Vancouver City Library and 
CNV’s proportionate share of the North Vancouver Recreation Commission and North Vancouver Museum and Archives 
Commission. The financial plan was approved by Council as the Financial Plan for the Years 2023 to 2027 Bylaw, 2023, No. 
8962 April 24th, 2023. The table below reconciles the approved budget to the budget figures reported. 

Financial Plan 
Bylaw 

Revenue per Statement of Operations $     143,367 
Less: 

Budget adjustments for consolidation (137)  
Transfers from reserve (2,894)  
Interagency funds (6,573) 

(9,604) 
Revenue per Financial Plan Bylaw $     133,763 

Expenses per Statement of Operations 141,278 
Adjustments: 

Decrease for capital expenditures (7,918) 
Increase for non-capital projects 2,748 
Budget adjustments for consolidation  5,123 
Decrease for interagency payments (6,573) 

(6,620) 
Expenses per Financial Plan Bylaw  $     134,658 

Deficit for the year (895) 

Reserves and capital: 
Capital expenditures (76,443) 
Depreciation 17,700 
Equity (19,525) 
Transfers from reserves 50,444 
External contributions 28,719 

Annual budgeted surplus per Financial Plan Bylaw $     -DRDDR
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The Corporation of the City of North Vancouver 
Notes to Consolidated Financial Statements 
Year ended December 31, 2023 
(Tabular amounts in thousands of dollars) 

16.  PRIOR PERIOD ADJUSTMENT 

On January 1, 2023, CNV adopted public sector accounting standard 3280, Asset Retirement Obligations.  This new accounting 
standard addresses the reporting of legal obligations associated with the retirement of certain tangible capital assets.  The 
standard was adopted on the modified retrospective basis at the date of adoption. 

The impact of the prior period adjustment on the December 31, 2022 comparative amounts is as follows: 

 As Previously 
Reported 

 Increase / 
(Decrease) 

 
As Restated 

Consolidated Statement of Financial Position      
Asset retirement obligation liability $               -   $        2,649   $        2,649  
Tangible capital assets - cost 723,483   339  723,822  
Tangible capital assets - accumulated amortization 244,414   278  244,692  
Accumulated surplus 684,347  (2,588)  681,759 
      
Consolidated Statement of Operations      
General government expense  26,231   95   26,326  
Annual surplus 51,238   (95)  51,143  
Accumulated surplus, beginning of year 633,109  (2,493)  630,616 
Accumulated surplus, end of year  684,347   (2,588)  681,759  
      
Consolidated Statement of Changes in Net Financial Assets      
Annual surplus 51,238  (95)  51,143 
Depreciation of tangible capital assets 17,969  6  17,975 
Increase (decrease) in net financial assets 31,844  (89)  31,755 
Net financial assets, beginning of year 169,732  (2,560)  167,172 
Net financial assets, end of year 201,576  (2,649)  198,927 
      
Consolidated Statement of Cash Flows      
Annual surplus 51,238  (95)  51,143 
Depreciation expense 17,969  6  17,975 
Accretion expense -  89  89 
      
Note 9 - Accumulated Surplus      
(c) Capital fund 504,818  (2,588)  502,230 
Invested in tangible capital assets 479,069  (2,588)  476,481 

 
 
17.  COMPARATIVE INFORMATION 
 
Certain prior year amounts have been reclassified for consistency with the current year presentation.  These reclassifications 
had no effect on the reported results of operations. 
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The Corporation of the City of North Vancouver 
Schedule A & B - Unaudited  
Year ended December 31, 2023 
(Tabular amounts in thousands of dollars) 

Schedule A: COVID-19 Safe Restart Grant 
2023 

2022 Grant Funding Balance  $      1,712  
Grant Expenditures: 
    Business Continuity    (128) 
    Community Resiliency & Recovery    (223) 
    City Services    (521) 
    Response & Emerging Issues   (11) 
2023 Grant Funding Balance, December 31, 2023  $     829  

Schedule B: Growing Communities Fund 
2023 

2023 Grant Funding Balance $       10,986 
Interest Earned 375 
Grant Expenditures - 
2023 Grant Funding Balance, December 31, 2023  $       11,361 
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To: 

From: 

Department Director CAO 
Manager 

The Corporation of THE CITY OF NORTH VANCOUVER 
PLANNING & DEVELOPMENT DEPARTMENT 

Mayor Linda Buchanan and Members of Council 

Matthew Menzel, Planner 3 

REPORT 

Subject: REZONING APPLICATION: 120-128 EAST 14TH STREET (THREE 
SHORES MANAGEMENT, CD-760) AND TEXT AMENDMENT: 

Date: 

CENTENNIAL THEATRE, 2300 LONSDALE AVENUE, 116 EAST 23Ro 
STREET AND NORSEMAN PARK (HJNL, CD-165) 

April 24, 2024 File No: 08-3400-20-0075/1 

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

RECOMMENDATION 

PURSUANT to the report of the Planner 3, dated April 24, 2024, entitled 
"Rezoning Application: 120-128 East 14th Street (Three Shores Management, 
CD-760) and Text Amendment: Centennial Theatre, 2300 Lonsdale Avenue, 
116 East 23rd Street and Norseman Park (HJNL, CD-165)": 

THAT the application submitted by Three Shores Management to rezone the 
property located at 120-128 East 14th Street from a C-1 B Zone to a 
Comprehensive Development Zone and to amend the CD-165 Zone to facilitate a 
density transfer, be considered with no Public Hearing held, in accordance with 
the Local Government Act, section 464(3) [public hearing prohibited]; 

THAT "Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2024, No. 8960" 
(Three Shores Management, 120-128 East 14th Street, CD-760 (the Density 
Receiver Site)) and Text Amendment to Centennial Theatre, 2300 Lonsdale 
Avenue, 116 East 23rd Street, and Norseman Park (HJNL, CD-165) be 
considered for first, second and third readings with no Public Hearing held, in 
accordance with the Local Government Act, section 464(3) [public hearing 
prohibited]; 

THAT the community benefits listed in the report section "Density Bonus and 
Community Benefits" be secured through agreements at the applicant's expense 
and to the satisfaction of staff; 
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REPORT: Rezoning Application: 120-128 East 14th Street (Three Shores Management, CD-760) and Text 
Amendment: Centennial Theatre, 2300 Lonsdale Avenue, 116 East 23rd Street and Norseman Park (HJNL, CD-
165) 
Date: April 24, 2024 

AND THAT the Mayor and Corporate Officer be authorized to sign the required 
legal agreements including an encroachment agreement to permit solar shades, 
which are permanently affixed to the proposed building and encroach over City 
property, and any other necessary documentation to give effect to the motion. 

ATTACHMENTS 

1. Context Map (CityDocs #2332844) 
2. Architectural Plans, dated May 26, 2023 (CityDocs 2487429) 
3. Landscape Plans, dated May 26, 2023 (CityDocs 2372519) 
4. Advisory Design Panel Resolution, dated November 26, 2021 (CityDocs #2164065) 
5. Integrated Transportation Committee Resolution , dated February 2, 2022 (CityDocs 

#2169119) 
6. Developer Information Session Summary (CityDocs #2174121 ) 
7. Updated Public Notification Report (CityDocs 2478328) 
8. Overview of Variances to Zoning and Parking Provisioning (CityDocs #2376274) 
9. "Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2024, No. 8960" (CityDocs 

#2332897) 

SUMMARY 

The purpose of this report is to present a rezoning application for the property located at 
120-128 East 14th Street (the "subject site") to amend the Zoning Bylaw to permit a 21-
storey mixed-use commercial and residential development. The proposal would replace 
the existing commercial buildings. 

Also included in the proposal is a transfer of density from the CD-165 zone in respect of 
the Harry Jerome Community Recreation Centre Lands to the subject site to facil itate 
the redevelopment. 

Table 1. Project Information 

Applicant: Three Shores Management 
Architect: lntegra Architecture 
Official Community Plan Mixed Use Level 4B (MU4B) 
Designation: 
Existing Zoning: Central Lonsdale Mixed Use B (C-1 B) Zone 
Applicable Guidelines: N/A 

DISCUSSION 

Site and Surrounding Uses 

This 1,457 square metre (15,691 square foot) site is located mid-block along the 100 
block of East 14th Street, with a frontage of 34 metres (111.5 feet) along East 14th 

Street. Surrounding uses are provided in Table 2. 
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REPORT: Rezoning Application: 120-128 East 14th Street (Three Shores Management, CD-760) and Text 
Amendment: Centennial Theatre, 2300 Lonsdale Avenue, 116 East 23rd Street and Norseman Park (HJNL, CD-
165) 
Date: April 24, 2024 

Table 2. Surrounding Uses 

Direction Address Zonin Description OCP 
1440-1460 

1 to 3-storey Mixed Use - Level 48 
Lonsdale Ave & Commercial (C-1A & 

commercial (High Density) 
North 121-137 E 15th C-18) 

Max. 3.0 FSR with 1.0 
(across St Comprehensive 

16 & 23-
storey mixed- FSR bonus density 

lane) 143 E 15th St & Development (CD-
1441 St Georges 691) 

use (rental Max. Height 68m 

Ave 
residential) (approx. 22 storeys) 

Commercial (C-1A) 
Mixed Use - Level 48 

1318-1356 Comprehensive 1 to 3-storey 
(High Density) 

South Lonsdale Ave & Development (CD- commercial 

(across E 109-111 E 14th St 631) 24-storey 
Max. 3.0 FSR with 1.0 

14th St) 119-127 E 14th St Comprehensive mixed-use 
FSR bonus density 

147 E 14th St Development (CD- 3-storey civic 
Max. Height 68m 

0166) 
(approx. 22 storeys) 

Mixed Use - Level 48 
140 E 14th St Commercial (C-18) 12-storey (High Density) 

East 150-160 E 14th St Comprehensive mixed-use Max. 3.0 FSR with 1.0 
& 1401-1419 St Development (CD- 11-storey FSR bonus density 
Georges Ave 079) mixed-use Max. Height 37m 

(approx. 12 storeys) 

Mixed Use - Level 48 

West 108-116 E 14th St 
(High Density) 

(across & 1400-1434 Commercial (C-1A) 
10-storey Max. 3.0 FSR with 1.0 

lane) Lonsdale Ave 
mixed-use FSR bonus density 

Max. Height 68m 
(approx. 22 storeys) 

Proposal 

The application proposes a 21-storey mixed-use building, with two levels of commercial 
uses, including retail and services at ground level, office commercial uses at level 2, 
and 19 levels of strata residential units within the upper levels. Parking access is 
provided off the rear lane to the north. Table 3 provides an overview of the proposed 
development. 

Table 3. Development Proposal Overview 

Element Proposal 

Density 9.98 FSR 

Commercial Retail A total of 1,371 square metres (14,759 square feet) or 0.94 
& Office Space FSR. 

Unit Mix 164 residential strata units, including: 

• 18 studio units; 

• 71 one-bed units; 
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REPORT: Rezoning Application: 120-128 East 14th Street (Three Shores Management, CD-760) and Text 
Amendment: Centennial Theatre, 2300 Lonsdale Avenue, 116 East 23rd Street and Norseman Park (HJNL, CD-
165) 
Date: April 24, 2024 

Element Proposal 

• 54 two-bed units; and 

• 21 three-bed units (12.8%) . 
Adaptable Units 41, Level 2 adaptable units (25%), comprised of: 

• 6 studio units; 

• 18 one-bed units; and 

• 17 two-bed units . 
Residential Indoor - 219.6 sq. m. or 2,364 sq. ft.; and 
Amenity Outdoor - approx. 255 sq. m. or 2,750 sq. ft. 

Policy Context and Planning Analysis 

The subject site is designated Mixed Use Level 48 (High Density) in the Official 
Community Plan (OCP). A maximum height of 68 metres (approximately 22 storeys) is 
permitted. 

This designation allows for a mix of higher density multi-family and commercial uses 
with a maximum density of 4.0 FSR (including 1.0 bonus FSR). Consistent with section 
2.3 of the OCP, City Council may authorize a density transfer between properties, which 
permits an additional density above the maximum, to facilitate a preferable form of 
development. The proposal will involve a density transfer, which is discussed further 
below. 

Land Use 
The proposed mix of commercial and residential uses are appropriate along the Central 
Lonsdale corridor, which is envisioned as a key growth corridor in the City. 

The ground floor retail space, as well as second floor office commercial uses, are 
supported , as they would contribute to the vibrancy and economic development of 
Central Lonsdale. 

The proposed strata residential use meets the policy objective of increasing diverse 
housing stock within the City. The proposed mix of unit types meets directions of the 
Housing Action Plan, including delivery of a minimum of 10% as three-bedroom units to 
support families. The proposal also meets the Zoning Bylaw minimum requirement for 
25% of units designed to Level 2 Adaptable Design. 

Built Form & Urban Design 
The proposed built form is consistent with the character of the neighbourhood. The 
proposed height at 68 metres (21 storeys) complies with the OCP and ensures the 
building integrates with existing and future developments on nearby lots, as well as 
establishes an appropriate commercial podium wall along East 14th Street. 

Tower positioning has been considered to ensure that the project will meet the minimum 
24.4 metre (80 feet) building separation to surrounding towers within proximity to the 
subject site. 
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REPORT: Rezoning Application: 120-128 East 14th Street (Three Shores Management, CD-760) and Text 
Amendment: Centennial Theatre, 2300 Lonsdale Avenue, 116 East 23rd Street and Norseman Park (HJNL, CD-
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Extensive glazing treatments within the design of ground floor retail and commercial 
uses will activate the streetscape (both along East 14th Street and the north-south 
laneway). The development will also deliver a publicly accessible courtyard along the 
laneway to provide a gathering place for the community. This courtyard, along with a 
publicly accessible sidewalk, will be secured for public use through statutory rights of 
way (SRW) agreements. 

The proposal will also involve an encroachment into the East 14th Street road right of 
way, for an architectural building feature which will function as a solar shade and 
weather protection for pedestrians using the City's footpath network. The encroachment 
will be authorized by an encroachment agreement. 

A high level of laneway activation and casual surveillance is also achieved through: 
incorporating glazing treatments to the western elevation of the retail corner; inclusion of 
the publicly accessible courtyard adjacent to the laneway; orientation of windows from 
the level two office tenancies to the west; positioning of the short term bicycle spaces 
adjacent to the laneway; and orientating the communal outdoor amenity area towards 
the laneway. 

View Impacts and Tower Separation 
The tower positioning and floor plate have been designed to minimize potential impacts 
on view corridors to the fullest extent possible. This is addressed through floorplates 
that have a narrow width of 19.8 metres (65 feet) to the northern and southern 
elevations, which is less than the 30.48 metres (100 feet) prescribed for the C-1 B zone. 

It is important to consider that any decrease in building height would result in a wider 
floorplate, causing more adverse impacts on view corridors. The slender tower format is 
deemed appropriate as it will lessen impacts on view corridors for surrounding 
residents. 

While there is likely to be some impact on existing views, the OCP does not guarantee 
that views will be preserved through redevelopment that is anticipated in the City. This 
is especially true in the Regional City Centre that is envisaged to accommodate 
regional-scale employment, services, business and commercial activities, along with 
high density housing. 

Density 
The proposed density is 9.98 FSR and consists of two components: 

1. The OCP permits a maximum density of 4.0 FSR (including 1.0 FSR bonus 
density) for the Mixed Use Level 48 land use designation; and 

2. A density transfer is proposed to add an additional 8,710 square metres (93,754 
square feet) of density, being 5.98 FSR. 

In accordance with Section 2.3 of the OCP, City Council may authorize a density 
transfer between properties, which permits additional density above the maximum 
specified in the OCP being achieved on a site, where the building height limits are not 
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REPORT: Rezoning Application: 120-128 East 14th Street (Three Shores Management, CD-760) and Text 
Amendment: Centennial Theatre, 2300 Lonsdale Avenue, 116 East 23rd Street and Norseman Park (HJNL, CD-
165) 
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exceeded. This process does not require an OCP amendment, as such transfers do not 
involve an increase in the total development potential in the City, but rather the 
relocation of density allowance from one parcel to another. 

The transferred density is from the CD-165 zone in respect of the lands being 
developed for the City's new Harry Jerome Community Recreation Centre, and will 
allow for the delivery of new employment generating uses and residential strata units, 
which would contribute to economic growth along the Lonsdale Corridor and provide 
new housing stock in the City. 

There are few locations in the City's Mixed Use Level 4B (Medium Density) land use 
designations that can accommodate additional (i .e. transfer) density without the 
resultant building forms exceeding the height limits established in the OCP. The subject 
site is one of those few locations. The OCP allows for a maximum of 68 metres 
(approximately 22 storeys) on the subject site. The proposed increase in density will not 
result in an increase in building height beyond what is permitted by the OCP. 

In summary, based on staff support of the built form and urban design of the proposal, 
the total proposed density on the site is also supported. The proposed density transfer 
is discussed in greater depth below. 

Zoning Variances 
The proposed Comprehensive Development Zone will be based off of the Central 
Lonsdale Mixed Use B (C-1 B) Zone, and is consistent with the current zoning of the 
subject site and surrounding land. To allow the massing, the proposed bylaw would 
include the modifications to the C-1 B zone base density, building height, lot coverage, 
flanking lane siting , rear boundary setback and building width. A table summary and 
overview of the proposed zoning changes is included as Attachment 8 to this report. 

Transporlation, Parking and Loading 
The site is located in the Lonsdale Regional City Centre, with shops and amenities 
within a short walking distance. Transit access is provided on two Frequent Transit 
Routes providing strong connections along Lonsdale Avenue, to Lynn Valley Centre and 
to Downtown Vancouver. 

The application proposes vehicle access to the underground parkade from the northern 
lane. Three loading bays are also provided adjacent to this lane. The loading design 
would ensure that all commercial and residential loading would be undertaken on-site 
and would not impact the functionality of the surrounding road network. 

Table 4 provides a summary and overview of the proposed car parking provisioning 
associated with the project: 
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Table 4. Proposed Vehicle and Bicycle Parking 
Car Provided 
Parking Total of 184 spaces, comprised of: 

Bicycle 
Parking 

Loading 
Spaces 

• 153 resident parking spaces 
(including 8 disability spaces); 

o 0.93 spaces per unit; 
• 13 residential visitor spaces; 
• 15 commercial spaces (including 

one disability spaces); 
• 3 shared residential visitor/ 

commercial spaces. 
Provided 
Residential : 
• Secure - 246 spaces; 
• Short Term -16 spaces. 

Note: 
o 47 of the secure bicycle spaces 

are provided in the P2 level. 
o 31 of the 246 secure spaces 

have been provided for larger 
cargo bikes. 

Commercial: 
• Secure - 6 spaces; 
• Short Term - 8 spaces. 
3 at-grade loading spaces, comprised 
of: 
• One full sized loading space (i.e. 

2.7m x 9.15m); and 
• 2 smaller passenger vehicle sized 

loading spaces (i.e. 2.7m x 5.5m). 

Required by Zoning Bylaw 
• 172 resident spaces, 

including 16 visitor 
parking spaces (156 
resident spaces 
excluding visitor spaces); 

• 18 commercial spaces. 

Required by Zoning Bylaw 
Residential: 
• Secure - 246 spaces; 
• Short Term - 16 spaces. 

Commercial: 
• Secure - 6 spaces; 
• Short Term - 8 spaces. 

Required by Zoning Bylaw 
One loading space. 

Overall, the application generally meets the parking and loading requirements of the 
Zoning Bylaw apart from some minor variances to resident, commercial and visitor 
parking. These variances are supported by staff. An overview of the proposed parking 
variances are included as part of Attachment 8 to this report. 

Traffic Impacts 
A Transportation Study was completed for the proposed development and 
demonstrates that the surrounding road network and intersections can accommodate 
the future traffic from the development with minimal additional delay. Traffic in the lane 
specifically will increase, since the proposed development will have increased parking 
accessed from the lane. The development will generate approximately 86 and 95 
vehicle trips during the AM and PM peak hours respectively, however, with this 
additional traffic, the lane will still function as intended. 
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REPORT: Rezoning Application: 120-128 East 141h Street (Three Shores Management, CD-760) and Text 
Amendment: Centennial Theatre, 2300 Lonsdale Avenue, 116 East 23rd Street and Norseman Park (HJNL, CD-
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Off-Site Works and Infrastructure Upgrades 
The proposed development will provide off-site streetscape upgrades, consistent with 
the City's Subdivision and Development Control Bylaw. This includes the reconstruction 
of the frontage works along East 14th Street with new sidewalk, street lighting, street 
furnishings , and a seating area. Existing street trees will be retained and additional 
street trees will be provided . The development will also repave East 14th Street and the 
adjoining laneways to the northern and western boundaries. 

In addition to the bylaw required infrastructure upgrades, the applicant will complete the 
design and construction of a full traffic signal at the intersection of East 14th Street and 
St. Georges Avenue, and has agreed to make a financial contribution of $59,621.00 
towards future upgrades to the sanitary sewer main on East 14th Street. 

These requirements will be secured through a Servicing Agreement with the City. 

Density Bonus and Community Benefits 

In accordance with the Density Bonus and Community Benefits Policy, the application is 
eligible for density bonuses up to 4.0 FSR, in exchange for a community benefit 
contribution (CBC). The estimated value of the CBC is shown in Table 5. 

Table 5. Estimated Value of Community Benefits through Density Bonusing 

Density Value Calculation Value 

Density Bonus to 3.0 FSR / OCP Density(@ $25 /sq . ft.) $156,910.00 

Density Bonus to 4.0 FSR Max Bonus (@ $190 I sq. ft.) $2 ,981 ,290.00 

Total Value of Community Benefits $3,138,200.00 

Density Transfer 
As mentioned previously, this project includes the proposed purchase of transfer density 
from the new Harry Jerome Community Recreation Centre portion of the Harry Jerome 
Neighbourhood Lands as the density donor site (2300 Lonsdale Avenue and 116 East 
23rd Street, CD-165), in accordance with Section 2.3 of the OCP. Such transfers 
reallocate density from one site to another and do not increase the overall density 
contemplated by the OCP. 

The applicant is proposing to purchase 5.98 FSR (8,710 square metres or 93,754 
square feet) of additional density from the City at the current market value of $195 per 
buildable square foot. This will result in an estimated cash contribution of $18,282,030 
to be allocated towards the Civic Amenity Reserve Fund. The final contribution amount 
will be confirmed prior to final adoption of this rezoning based on the current market 
value rate. 

The total monetary value that this project would generate, including CBC and density 
transfer purchase is $21,420,230 as outlined in Table 6 below (including allocations). 
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Amendment: Centennial Theatre, 2300 Lonsdale Avenue, 116 East 23rd Street and Norseman Park (HJNL, CD-
165) 
Date: April 24, 2024 

T, bl 6 T, t I P . t M t C t 'b t' d All t' 

Community Density Transfer Total 
Benefits 

Civic Amenity Reserve $2,510,560 $18,282,030 $20,792,590 
Fund Contribution 

Affordable Housing $627,640 - $627,640 
Reserve Fund 
Contribution 

Total $3,138,200.00 $18 ,282,030 $21,420,230 

The following items would also be secured as additional benefits to the community 
through this application: 

• Public art with a value of $395,000.00 (approximately 1 % of the construction 
costs); 

• Design and construction of a full traffic signal upgrade at the intersection of East 
14th Street and St. Georges Avenue; 

• Financial contribution of $59,621 .00 towards upgrading the sanitary main on 
East 14th Street; 

• Relocation of existing utility pole at E/W lane and St. Georges Avenue; 
• Public access right-of-way along the western boundary to provide safe public 

thoroughfare along the north-south laneway; and 
• Public access right-of-way over the courtyard adjacent to the western laneway, 

providing a public gathering place for the community. 

Legal Agreements 

The following agreements would be secured as conditions of this rezoning: 

• Development Covenant (with Public Art provisions) ; 
• Servicing Agreement; 
• Shoring and Crane Swing Agreement; 
• Flooding Covenant; 
• Community Energy Agreement; 
• Statutory Right of Way for Sidewalk and Pedestrian access; 
• Statutory Right of Way for Courtyard ; 
• Community Good Neighbour Agreement; and 
• Encroachment Agreement for solar shades. 

ADVISORY BODY INPUT 

Advisory Design Panel 

The application was reviewed by the Advisory Design Panel (ADP) on March 16, 2022. 
The Panel recommended approval of the proposal subject to addressing the following 
issues to the satisfaction of staff: 
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165) 
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• Further design development of the ground floor residential lobby relative to the 
public realm and mixing of commercial and residential uses with particular 
attention to CPTED for security and safety concerns; and 

• Further design development for bike parking within the public realm for enhanced 
visibility, eyes on the street and accessibility. 

Revised designs were subsequently submitted that address the above concerns to the 
satisfaction of staff. 

Integrated Transportation Committee 

The application was reviewed by the Integrated Transpiration Committee (ITC) on April 
6, 2022. The Panel unanimously supported the proposal and made the following 
recommendations: 

• That the developer include larger bike parking facilities to accommodate cargo 
bikes, including bikes with trailers; 

• That the developer ensure security measures are in place to reduce bicycle theft; 
• That City staff investigate the north-south lane and ensure an effort is made to 

minimize the conflicts between cars and pedestrians; 
• That the Committee expresses their concern about the potential for increased 

congestion at the east-west lane at the St. George's intersection; and, 
• That the Committee are concerned about the impending rise in traffic congestion 

along Central Lonsdale as a result of planned and future developments. 

Revised designs were subsequently submitted that address the above concerns to the 
satisfaction of City staff. This includes the provision of 31 cargo bike spaces within the 
P1 Level, and ensuring appropriate security measures are in place to prevent access to 
bicycle rooms within the parkade levels. 

Further, the 1.8 metre SRW over the western boundary has also been provided to 
enhance safety for pedestrians accessing the laneway. 

COMMUNITY CONSULTATION 

A Developer's Information Session was held on March 30, 2022 and was attended by 
46 members of the public. A total of 45 comment forms were submitted and nine emails 
were received; 28 indicated support for the project; 22 were opposed; two indicated 
conditional support; and two did not specify either support or opposition. 

A subsequent Public Notification mail-out was delivered to the nearby residents on 
February 13, 2024 to provide an update of the project, and allow a further opportunity 
for comments to be submitted. A total of eight emails were received; two indicated 
support for the project; six were opposed. 
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REPORT: Rezoning Application: 120-128 East 14th Street (Three Shores Management, CD-760) and Text 
Amendment: Centennial Theatre, 2300 Lonsdale Avenue, 116 East 23rd Street and Norseman Park (HJNL, CD-
165) 
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The main reasons for support were: 
• Provision of new housing supply in the City to address current undersupply; 
• New office and retail opportunities; 
• New housing to support local workforce; 
• The building design; and 
• Densification providing better use of infrastructure and more sustainable use of 

resources. 

The main concerns were: 
• Building height; 
• Tower separation; 
• View impacts; 
• Density; 
• Traffic and parking impacts; and 
• Construction impacts. 

A summary of the public consultation, as prepared by the applicant, is available in 
Attachment 6 and Attachment 7. It is the opinion of staff that the comments raised 
during the community consultation have satisfactorily been addressed. 

NO PUBLIC HEARING FOR OCP COMPLIANT RESIDENTIAL DEVELOPMENT 

Pursuant to recent Provincial amendments to Section 464 of the Local Government Act, 
which came into force on November 30, 2023, the City must not hold a public hearing 
on a proposed rezoning bylaw if: an OCP is in place for the subject site; the bylaw is 
consistent with the OCP; the purpose of the bylaw is to permit a development that is 
residential; and that residential component is at least half of the gross floor area for the 
development. Since all of these factors apply to this development, no public hearing will 
be held and notices have been published prior to First Reading of the Bylaw, as 
required by the Local Government Act. 

FINANCIAL IMPLICATIONS 

As discussed under the Density Bonus and Community Benefits section, this 
application, if approved, would generate the following monetary benefits for the City: 

• Cash community benefit contribution: $3, 138,200; and 
• Purchase of transfer density from the City estimated at $18,282,030. 

This combines to a total monetary contribution (sum of the above two items) of 
approximately $21,420,230. 

Any deviation from the 93,754 sq. ft. of transfer density proposed would result in a 
change of the density transfer payment by the agreed upon $195 per buildable square 
foot of FSR area. 
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REPORT: Rezoning Application: 120-128 East 141h Street (Three Shores Management, CD-760) and Text 
Amendment: Centennial Theatre, 2300 Lonsdale Avenue, 116 East 23rd Street and Norseman Park (HJNL, CD-
165) 
Date: April 24, 2024 

These financial benefits are in addition to other City requirements, such as development 
cost charges (DCCs), utility upgrades, intersection upgrades and public art. 

CONCLUSION 

This application has been assessed and is in alignment with the goals and objectives of 
the Regional Growth Strategy (Metro 2040), OCP and Council Strategic Plan to intensify 
employment generating uses, and to increase and diversify the residential housing 
stock within the Lonsdale Regional City Centre. The proposal will also contribute funds 
to support community amenities and enhancements through the Capital Plan process. 

RESPECTFULLY SUBMITTED: 

Matthew Menzel 
Planner 3 

Page 12 of 12 



Lo
ns

da
le

 A
ve

St
. G

e o
rg

es
A

ve

E 14th St

E 15th St

E 13th StW 13th St

W 15th St

2

1
3

5

1
2

0

1 5 0 0

1
2

1

1
3

3

1 4 5 2

1 3 5 0

1 4 4 1

1 4 7

1
2

81
4

0
0

1 1 9

1 5 2

1 4 1 51 4 0

1 4 4 5

4
5

1 3 4 4

1
2

1

0

1
4

3
3

0

1
3

2

1 3 5 7

1 4 0 1

2

1 3 1 8

2

1 6 5

1 4 5 3

1
3

3

1 4 4 0

1
3

0
1

1
3

7

2

1
2

1

1
4

1

1 3 0 8

Context Map: 120-128 East 14th Street Legal_Parcels~1!Y 
vancouver 



INTEGRA ARCHITECTURE INC.

 

lntegra 
ARCHITECTURE INC. 

jpeters
FreeText
Attachment 2�



INTEGRA ARCHITECTURE INC.

II 
- f-- lntegra - f--

- f--

- f--
ARCHITECTURE INC. 

- f--

- f--

- f--

- f--

- f--

- f--

- f--

- f--

- f--

1111111111111111111111111 1 I=~~~~~~~~~~~~~~~~~~~~~~~ 
~~~~~~~~~~~~ 

~ 111111 l' !T!'l 11111~~~~~~~~ 
==================================================================~-~~~~~~~~~~~~ , .. \\-;_;~~·~~;,,,t, 

I I I 11 I I I I I ==================================================================~ t}j:•~ i 
______ \,,\~ ... :<~,/ 

'i,,,:1;;.~,1~r~_,, .. 
---1-----1 I I I I I I I 
---1-----1 I I I I I I I 
- f--

- f--

- f--

- f--

- f--

- f--

- f--

- f-- I I I I I I 
- f--

- f--

- f--

- f--

- f--



INTEGRA ARCHITECTURE INC.

"':"'m,t ~ ....... ~~ ....... _ .. 
• ~~--=-
... OCI' ...... ....., -av,~o;,,~ --1DM OC,.IM'llli,.. 

--· --· . ,.___~..., 
• ...__..~. 
• ---~I 
• ----~· --"""'Lo,o,,1 1 
. ... v.i..-,,,1, 
. ...... U.L.wo,111 

• --u.~ .... • Mat.Ju..~• 

• :::=-qt,IIJ,Nl,lllj --· --.a-; .. .__ 
• -
• ---,_ ........ ,_,._ _, .. 
-=--= ....... ..... ~i. • ~u..e..--
- ~·--La-. - --------_ ... -----,.. _ 

'I 

" . 'lh!H!!!iUi.! 

J l 1. ! 

l 
• I --~ 

·• 
- ·- •·1 

1~----'=---....:::;:::=::=;:::i~ =::::ii:======= ' ~ !, 
-,: f: 

" 
" 

lntegra 
ARCHITECTURE INC. 



INTEGRA ARCHITECTURE INC.

--- --- ____ _ j 
! 

________ _j ___________ j_ __________ i _________ _ 
I--

I 

r-~~~~~-~-n-,~~~r-----------T ---------------------
1 i 

! 

l 

---~-----\ I r-----------:~~:_-_-_-_-_-_-_-~---~---------~------- ------------

i 
! 
I 

lntegra 
ARCHITECTURE INC. 



INTEGRA ARCHITECTURE INC.

lntegra 
ARCHITECTURE INC. 



INTEGRA ARCHITECTURE INC.

lntegra 
ARCHITECTURE INC. 



INTEGRA ARCHITECTURE INC.

~"'fl 

, - 0 [ 
~ •. . .. 

. 



INTEGRA ARCHITECTURE INC.

lntegra 
ARCHITECTURE INC. 



INTEGRA ARCHITECTURE INC.

lntegra 
ARCHITECTURE INC. 



INTEGRA ARCHITECTURE INC.



INTEGRA ARCHITECTURE INC.



INTEGRA ARCHITECTURE INC.



INTEGRA ARCHITECTURE INC.

,- - - -
' ' ' ' ' 
' ' ' ' l •--=; 

~" 
'\, ::,,._, 

'\, ~- x" .. ,, .. 

- • 

=·-

w•-L ____ _ 

~ --::-----,,. ~ 
~ ... 

'\. Z.,,";' --,,,,,~~=~''=5 ~=ss"~=~~§i.?,•r1 

,, 

• • 

:;:., ~ ; 
~ ~ ~ ~~~h' ~·.,"'F·..,..~ ==,~" =~~ " 

Ill 

tt 1l ~=-­
@':::;-,: 

____ _L ____________ ,,, ______ _ 
----/ -------------..,,_,;. __________ ,; 

.==· 
::.=.Ql 

lntegra 
ARCHITECTURE INC. 

,, 

,,, 



INTEGRA ARCHITECTURE INC.

lntegra 
ARCHITECTURE INC. 

I : r 



INTEGRA ARCHITECTURE INC.

lntegra 
ARCHITECTURE INC. 



INTEGRA ARCHITECTURE INC.

i 

i 

i 

-l-t---..-1---'il-rn,o!r-=~--1---1-.--r-4-m ~$11-
____ l ____ J __ l __ M~IJ§ll,~~,, 

4-

------..-t 
~-------- "- I - - - -----'-------

lntegra 
ARCHITECTURE INC. 



INTEGRA ARCHITECTURE INC.

L
O

N
D

S
D

A
L
E
 A

V
E
N

U
E

LANE

E 14th ST.

L
A

N
E

LANE

E 14th ST.

L
A

N
E

LANE

E 14th ST.

L
A

N
E

LANE

lntegra 
ARCHITECTURE INC. 



INTEGRA ARCHITECTURE INC.



INTEGRA ARCHITECTURE INC.



INTEGRA ARCHITECTURE INC.



INTEGRA ARCHITECTURE INC.

0 -

I 
I 

9~ 99 
' : ' ' 

9~9 
' : ' 

9 9 9 
I I I I I I II 

~~~l~.-~=·· ~~: ~ i ~~~, ~~>-+-~ ___,~= ___,= 11 ~, ~I i ___ = 1 r~/ r-rr<:· -----------------T·-- I ntegra 
I I I I 

I 
I 

j ij _;_ l ~ ~· o ARCHITECTURE INC. 

- ---

7

~ ~ -------·~.!-'" . ..++-
0-+:-+-· -• --+j +-+~-+-[p'-,~_ ++--, .... -~ .-< .... -.. -.: _~: ___ • __ :;-+~-• --- +-- -· • --+f W+''n I li 11 - -

!,2==~' ~!Uf:~ i ~ -~ i : i i 

I\ : :·-r-~ ~ : i ·-n 
n===:::::::::::i1=!=t=l[ \ · I ~ i i • , r,-+--..-+=, ~~--+-+--+-c1--+-• --cc•c-+--~ • 

,F~~~~n--+-, ~\ -j-!1-J-:::-tv.-----'h , ~- t'--l 

• 

• 
i 

• i 

• : i\ • I : I • i ~ hl==c=hl~ =cl=i ~ _.I 

0 - - ---~~+-~ µ!\ r 7 <:·\ ~ +-...l=it=•=±;==li_ __ -0 
• : I Id l 1· I I 

----t".' i::::::i .( __ .. •· .. -· • I 

0 ~ I --0 I· i 

. - - - - - - - - - - - - - - - - -J B -------• ·I-_- _- _ - _ -- - -• --j- r-+ - + -~ i, - ; /·I.' - - - - - - - - - -fr t- ---
!~~~ ~ !---:-:-+-+-1' -fr! . ~ ~! 1; 

---------------------------' 

• I 

I ~ r 1 Ill:- ! i ] J' : tp=cl 
0 -- - · ~ - --~--+-- ~t- · f- -- -- _, _. , , , . 1 

n I ttne i ~ • nl ' In 1r [ j I V W i 

ut-- -- -0 C 

0 -

ii~~ 
·-T • 

• i 

'-

• 1 

ol 
i 

I·: k;~ : • !0 • ~ : [ tJ [] - ~ / T~ 

. ~ ~~p -+-{O: - ~[I . _JI ··~··~ n ' r•c::::cil-1-} i-tlF~±IF!l::FF=li- - -0 
! fl/ I I 

~~=--~: -*"-= -~;:.t.v~--~, ~--,..i~-~-~ --~ ·=at;.1· ~-.... ~~i~_,..._ ~ --~--~ -~-..... ~ --~ .;t,..i_~ _..,_·.::.1'·1------~--- ---------------L--
: i 

0 0 00 0 :o 0 0 0 



INTEGRA ARCHITECTURE INC.

< I 
I 

? 9 ~ 9 9 ?~? 9 9 9 
I I I I I I I I I I II 

~!';!, ~1 ~ ·-~>, ·~ ,~ : ~ i~~~:~=f-+-~-----,~~~ n=I ~i =1 =~r-rr1:· -----------------T--- lntegra 

o- - - ~ J~i1~u~.• -•--~-~•- ,-~--~ iij1 •~ - -0 
~ - 1<;, · ' ~..c- ' e-+'- ---+-----!Hn=:':~~====H ==t· fl.., = . ~ - - '':° ... .. ............. ......... / • 

r : ~ i : i i -1/ 1---+-1 
__ ,. 

• :·-r~ I ~ I ·-·-r7 / • i 

• I i I~~ V • I 

I ~ 0 l_Jn;Y0 vf~ 
• I I}: -~ I T'.l==~hlc=~1' - ~ • 

o- - -- 0 ~~ -+- ~l- ~ < ," J~ + ---'l=lr==
0 

;=• =Ii,_ __ -o 
-- I ~ 1!1 1 

I 

LLU_ I ~t ~ / 1 ,-!<-------;-• 1----H 

- i 1------f 1: !=!:==+= 1' ==II 

_________________ Jt;t ------ -:; -} - - --j- r=-=-= ~ le --- - --o-t---- --- _____________________ _. ___ _ 
_ :_ _,\_ i_: ~ I f-+ ; 

, - - · ~ 
1 l-UJ+:[;Z::::=~ t ll i: , 

-- ~ \ - I .., ' r----t ,7 _1, 
-- • \ 1~ 1 l jg 

0 - -- I I -~ -:- ~ I I/ i I ~ I 
n =?, . ,(n j ~ ,- n 

-- [/ : i L i :j j i 

: I'\, ~ ~ -1- 1 : 1 - f 
, ' /\: I i i : i i 

l -tj,_ .. L--1, I I I 

0 0 00 0 :o 0 

I 

• I 

I 

-u t-- -- -0 

I • 

• I 

i 
I 

ci 
I '-. [ 

0 0 

ARCHITECTURE INC. 



INTEGRA ARCHITECTURE INC.

0 -

0 -

of-------

------------·-··T··-

i 
i 
i 
i 
i 
i 
i 

0 I 

1- - - - - - - - - - - - - -
I 

jc 
I 
I 
I 

i 

lntegra 
ARCHITECTURE INC. 



INTEGRA ARCHITECTURE INC.



INTEGRA ARCHITECTURE INC.

~ r-;: -~ -~ -~-~ ~-~~~-;;;~~:;;;;,;;-;;;;,•~=-;;;;=~t~ft5~[li~~fll~~~:__-4-_.....,..~-----------------T·-­

0 

I 
0 - -1 

:I 

I ,I 

ii B -------:~ 
I 
:I 
I .I ,, 

0 -

- t 
I: 

I I, 

I i 
I , i ----1 - -

i 

i 

O " "iFD Hl-+---111 

0 

0 

l!---'-"---m1--,,..-........ -,......__,_...-. .......... -= ........ --................ --....._.:: __ ~ -0 ---- --------- ____ l __ _ 
I 

0 0 00 0 :o 0 0 0 

l ntegra 
ARCHITECTURE INC. 



INTEGRA ARCHITECTURE INC.

? ~..:--~~=~~=~4-=~==+--+--•-,-,,-,(.- -----------------T---
lntegra 

0 ARCHITECTURE INC. 

0 

0 

0 0 00 0 :o 0 0 0 



INTEGRA ARCHITECTURE INC.

---.i=!====;,1 7 I nteg ra 
0 -;-n--,~~~~ ~ ~ ~ ~:f=~ ARCHITECTURE INC. 

0 0 00 0 :o 0 0 0 



INTEGRA ARCHITECTURE INC.

--------------------------' 

I 
I 

? t<) if It= T f l 

0 0 00 0 :o 0 0 0 

lntegra 
ARCHITECTURE INC. 



INTEGRA ARCHITECTURE INC.

9 
I 

I 
I 

~ 
I 

~ 
I 

~::::::::::::::::;::::::::,:::::+:::i:::~:::::::::;:::::r, +:::::::::.:::~1~:::::::..:::::::.::::::::+--~-~- ·----------------T--

j r-----L--~- J __ L ____ J __ ~L------L------- 7 I 
0 

--L- ' I ' ' ' I ' ' I ___ J __ 

---o -1~1 
·I I i I 
.I I 
'i I A I, I -- ~ -------~-t- ---- --
1 I 
:I I I I ,I I 

I ' 

: I 
I ' 
I 

+--t-lh~= 

i ~SU 

i 

i 

t----
i 

i i : i 
' ' I ' 

- +­I 
I: 

I I, 

ii ---+--
1 
I: 
I I. 

0 

0 ,, I ~ ~ ~--- -t --r -- ,----t~, -~=;J- ---- - + 0 
: i 
I ' 

I : ! 

I ' 

: I 

: i 
I ' 

: I 

0 - , , • ' I ~--- , -t 
_____ l ____ J __ l ____ J __ ~L ______ L _______ J l 

()cc -L-- ---L -~-L-L -- -L~r.L - -- J= -- - . _ j___ G-------------------L. 
i ' : ' ' ' I ' ' i 

0 0 00 0 :o 0 0 0 

lntegra 
ARCHITECTURE INC. 



INTEGRA ARCHITECTURE INC.

INTEGRA ARCHITECTURE INC.

INTEGRA ARCHITECTURE INC.

INTEGRA ARCHITECTURE INC.

ll 

j [ 
~ 

I 

G­
e:= 
~ 

= = }-
lntegra 
'"'""~ru~'" lntegra 

ARCHITECTURE INC. 

ll 
~111.M--~ 

_ lL 



INTEGRA ARCHITECTURE INC.

INTEGRA ARCHITECTURE INC. INTEGRA ARCHITECTURE INC.

r··---------------------­
r------------------

r··---------------------­
r------------------

~ 

D 
• r··----------------------

r------------------

~ 

D 

L----~----~--~ 

r··----------------------
r------------------

I 
L-----------------~ 

_ lntegra 
ARCHITECTURE INC. 



INTEGRA ARCHITECTURE INC.

INTEGRA ARCHITECTURE INC. INTEGRA ARCHITECTURE INC.

INTEGRA ARCHITECTURE INC.

• • lntegra lntegra 
AACHITECTUREINC ARCHITECTURE INC. 

lntegra 
ARCHITECTURE INC. 

• lntegra 
NICHITECT\JREINC. 



INTEGRA ARCHITECTURE INC.

-

-

-

-

-

-

-

-

lntegra 
ARCHITECTURE INC. 



INTEGRA ARCHITECTURE INC.

-;; 
::;_ 
::;_ 
::;_ ; II I ; 
::'. I 
~ 
~ I 

~ I I 
~ 
;; I 
;; I I 
::;_ 
;; I 
;; I 
::;_ 
::;_ I 
::;_ 
::'. 
~ 

I - I 
~ 

I '-

I I 

- l 
:: 
~ 
,:; 
::;_ 
:: 
~ 

11 -- :- , ----
~ 

- ~ 

I r 

t 
I 
I-·~ L 

~ 
I 

F r El 

~ 
L 

I I 

~ -

11 I ____________ . 

.T t•••••••••• T•••••• ~ =============--j---====== 
~ 
~ 
~ 
~ : 

Ill 

I 

==-----~ ,- ------- ----ff ---------------
1- ---------

lntegra 
ARCHITECTURE INC. 



INTEGRA ARCHITECTURE INC.

~ I - - - - - - - - - - -·- - - - - - - - - - - - - - - - ~ - - - - - - - Pr, - - - I - - - - - - - - - - - - - - - - - - - - - - - I - - - - - - - - - - - - - - - - - - - -

t=======================t==================== ,-----------------------,--------------------

1=======================1==================== 
- - -C 

lntegra 
- - ") 
- - -", 
- - ' ] 

- -----w,--: -----,1_ ---------- =======~=J=~==~==~== -i 

~ I = = = = = = = = = = - -= = = = = = :::=++----, r-+~ :=+--+-+::= = ~ = = ~ - - ~~ 
~ 1 • ••••••••••••• j •••.•••••.•• jj : •: ili======~I ~=~:::'.!:::'.'.:!=-:;:!:;"-l.-r ~ • J ••••••••••••••••••••• 
~ I ~[JJ FJi11"'n.,.11 n~ ~ 11Bi11111---......_1 ____ .,,.......,. II ,....--=;-----,.---......_--~ 

--------<.;;:"'---'1-----------------------------j-- --- I ------- • ------------------- ~ • - ...J _________________ ~ 

- - - - - - - - - - - - 1~n- - - - - -
---------- I ---

ARCHITECTURE INC. 

i:----------
--,-----------

+ 

====================~ --------------------~ -~----+--------------------~ 

- -id----------- ~----------------~--! ------------f-----------------------f--------------------~ 

I I I I 
- -1 ------~---------------~-- - _________ L ___ ---------~- ----~-----------~--• 

=========~ -¾-+=--~-~-=--~-~-~-~--,,+,,_ --------------- ---------------~--
---------, 

- ~ ======= ===============j== =========t ---------------------------------- _________ ,_ 

- ~ =======t===============j== =========trt----+----++----------------- ------------------------------ ------------------------------ ------------------------------ ------------------------------ ----------------------------- ---------------

------,,,___,=======~=============== 

- ~ -=======t===============j==t===============j=========t=============== 
__________ j__ 

--- - --------; --------------- ~--~--------------- ~---------; ---------------
__________ _,_ __ _ 

______ I 



INTEGRA ARCHITECTURE INC.

Colour Manufacturer Product (to match) Finish (to match) Location

1.0

1.1 White N/A Aluminum Composite Panel Smooth Exterior Walls
1.2 Black Walnut N/A Aluminum Composite Panel Smooth Exterior Walls

2.0

2.1 Dark Gray N/A Elastomeric Paint Balcony 
2.2 White N/A Elastomeric Paint Balcony 

3.0

3.1 White N/A Window Wall system Residential Windows 

3.2 Black N/A Window Wall system Storefront Windows & Doors 

4.0

4.1 Clear N/A Low E double glazed Window Wall 
4.2 Spandrel N/A Shadow Gray Spandrel 

5.0

5.1 Charcoal N/A Pre-Finished Aluminum Frame + Clear Saftey Glass Clear / Charcoal Railings @ Entry Stairs, Balconies, Roof Decks
5.2 White N/A Pre-Finished Aluminum Frame + Clear Saftey Glass Clear / Charcoal Railings @ Entry Stairs, Balconies, Roof Decks

6.0

6.1 Light Grey Architectural Exposed Concrete Concrete Cast-in-place and Landscape Retaining Walls
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Colour Manufacturer Product (to match) Finish (to match) Location

1.0

1.1 White N/A Aluminum Composite Panel Smooth Exterior Walls
1.2 Black Walnut N/A Aluminum Composite Panel Smooth Exterior Walls

2.0

2.1 Dark Gray N/A Elastomeric Paint Balcony 
2.2 White N/A Elastomeric Paint Balcony 

3.0

3.1 White N/A Window Wall system Residential Windows 

3.2 Black N/A Window Wall system Storefront Windows & Doors 

4.0

4.1 Clear N/A Low E double glazed Window Wall 
4.2 Spandrel N/A Shadow Gray Spandrel 
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Document Number: 2163872-v1 

March 29, 2022 

VIA EMAIL: rhysl@integra-arch.com  

Rhys Leitch, Integra Architecture Inc. 
200 Granville Street Unit 2330 
Vancouver, BC V6C 1S4 

Dear Mr. Leitch: 

Re: 120 East 14th Street (Rezoning Application) 

This will confirm that at their meeting on March 16, 2022, the Advisory Design Panel 
reviewed the above application and endorsed the following resolution: 

“THAT the Advisory Design Panel has reviewed the Rezoning Application for 120 
East 14th Street and recommends approval subject to addressing the following 
issues to the satisfaction of the Development Planner: 

Further design development of the ground floor residential lobby relative to
the public realm and mixing of commercial and residential uses with
particular attention to CPTED for security and safety concerns; and
Further design development for bike parking within the public realm for
enhanced visibility, eyes on the street and accessibility;

AND THAT the Panel wishes to thank the applicant for their presentation.” 

The recommendations of the Advisory Design Panel pertain only to site-specific design 
and site planning considerations and do not, in any way, represent Council and staff 
approval or rejection of this project. 

Yours truly, 

T. Huckell
Committee Clerk-Secretary

Cc: M. Menzel, Planner 2, Planning and Development 
E. Chow, Planner 2, Planning and Development
B. Savage, Three Shores Development

~1,ty 
vancouver 
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CITY OF NORTH VANCOUV ER 
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Document Number: 2166827 

April 13, 2022 

Barry Savage 
Principal 
Three Shores Management 

Dear Barry, 

Re:  Rezoning application for 120 East 14th Street 

At their regular committee meeting on April 6, 2022, the Integrated Transportation Committee 
received a presentation from Three Shores Management, Integra Architecture and IBI Group 
regarding the above mentioned.  Following review and discussion, the following motion was 
made: 

THAT the Integrated Transportation Committee has reviewed the Rezoning application 
for 120 East 14th Street and supports the project.

The Committee makes the following additional comments: 

That the developer include larger bike parking facilities to accommodate cargo
bikes, including bikes with trailers;
That the developer ensure security measures are in place to reduce bicycle theft;
That City staff investigate the north-south lane and ensure an effort is made to
minimize the conflicts between cars and pedestrians;
That the Committee expresses their concern about the potential for increased
congestion at the east-west lane at the St. George’s intersection; and,
That the Committee are worried about the impending rise in traffic congestion in
Central Lonsdale as a result of planned and future developments.

CARRIED 

The recommendations of the Integrated Transportation Committee do not, in any way, represent 
Council and/or staff approval or rejection of this proposal. 

Yours truly, 

Hayley van Gelderen 
Committee Clerk/Secretary 

c. E. Chow, Planner 2, City of North Vancouver
D. Watson, Transportation Planner, City of North Vancouver
K. Graham, Corporate Officer, City of North Vancouver
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VIRTUAL DEVELOPER'S 
INFORMATION SESSION 

Thret Shores Mam19eme.nt h.ts submltted a rezoning .tpplic.ation 
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VIRTUAL DEVELOPER'S 
INFORMATION SESSION 

Three Shores Management has subm itted a rezoning application 
to th• City of North Vancouv•r for 120 - 128 EHt 14th Str•tt to 
support th•developmont of a 21 storey resld ntlal and commorcl I 
fr•tall and offic•I mixed uu bulldlng. lnrffl'<ted membe" of rhe 
publK an, invited lo aucnd a Virtual Developer, lnFormalJon Scrnon 
with the "l)pUc..,nl (o, an early opportunity to rev"'w the prupoS.J~ a,k 
qu~sUou,. dl'ld ~ul>tnll a <01 1111><:rll fo,11 
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VIRTUAL DEVELOPER'S 
INFORMATION SESSION 
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Three Shores M.nacement has submltad a re.zonlnc af)plkiltlon to the. City of 

North Vancouver for 120 - 121 East tilth Strttt to support the. de.velopment of 

a 21 st0<ey resldentl.al and commercial (retal"J .wtd office) rnixe.d use building. 

Interested members of lhe pubhc are invrted to attend a Virtual Developer's 

Information Session with the apphan1 for an earty opponunity to review the 

proposal, ~ quesbon5, and submit a comment form_ 

Applkant Contm 

Sany Savage 

Three Shores Management 

E: bsavap ~hreuhores.ca 

T: »8-366-2367 

City of North Vancouver Cont.let 

Emma Chow 

Development Planning 

E: echow@licnv.org 

T: 604-982-3919 
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120-128 East 14th St, North Vancouver - Rezoning Application
Updated Notification Report

Delivery Date: Tuesday February 13, 2024 

Comments: 8 emails were submitted following the delivery of the Information flyers. 

Notification Purpose: 1) To update the community on the status of the development application 
2) To provide an opportunity for the community to comment on the proposal

Notification: 
In accordance with City of North Vancouver policies: 

Information Flyers 
Information flyers were delivered to 894 addresses within a 40m radius of the site, provided by the City 
of North Vancouver. The flyers were mailed on February 13, 2024.  The purpose of the information 
flyer was to inform the neighbouring residents that Three Shores Management has responded to all of 
the outstanding items and that this project is ready to move to the next step of the development 
process. Appendix A: Notification includes a copy of this material. 

Background: 
The first Developer Information Session was held on Wednesday March 30, 2022 as part of the development 
process.  46 members of the public attended the virtual meeting.  Following the meeting, 45 comment forms 
and 9 emails were submitted. 31 of the responses were in support and 20 were opposed to the proposed 
project.  

Overview: 
The key themes of the responses to the Information Flyer were the height and density of the project along 
with concern over traffic.  

Regarding the height and density for the site and the increasing density in Central Lonsdale, it should be 
noted that the height complies with the OCP for the area, and that density is being purchased from the City 
for this site from a donor site (the Harry Jerome Lands). The site is located in a major focal node of Lonsdale 
City Centre, identified as a priority location for higher density development. 

Comments regarding the impact on traffic that this project would have to an already congested area, 
particularly along the lanes to the west and north of the property. As previously noted by our traffic 
consultant, the width of the lane meets City requirements and should allow two vehicles to pass one 
another. The traffic consultant also noted that commercial use of the lane, such as for loading, would 
diminish in the evenings when residential traffic typically increases.  The introduction of intersection 
improvements at 14th Street and St. Georges and along the back lanes has help alleviate some of the traffic 
and congestion concerns. 



 

 

 

Comment Sheet and Email Summary: 
Residents were invited to submit comments on the application.  8 emails were submitted following the 
delivery of the Information flyers. 2 of the responses were in support and 6 were opposed to the 
proposed project. These are submitted as a separate Appendix B: Public Comments. 

 
Those in favour of the project noted support for the building design, the need for new housing, and for 
the need for new commercial space. 

 
Those opposed to the project noted concern over the amount of density in Central Lonsdale, and the 
impacts of this density including increased traffic, parking challenges and noise and disruption from 
ongoing construction in the area. 

 

Conclusion: 
The purpose of this Updated Notification was to make the community aware that this rezoning application 
was progressing through the rezoning process and that it would be coming before City Council in the next 
few months.  It provided the community with an opportunity to provide comments on the application. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Appendix A: Notification 
Notification Flyer 

 
 

 
 

PLANNING APPLICATION 
120 -128 East 14th Street 

Three Shores Management has applied for a Zoning Bylaw Amendment application to rezone the 
property from existing C-1B Zone to new Comprehensive Development Zone to allow for a 21-
storey residential and commercial building with 177 strata units. The proposal includes 184 vehicle 
parking stalls and 252 secure bicycle parking stalls . 

PROPOSED BUILDING LOCATION 

PROJECT UPDATE & NEXT STEPS 

Three Shores Management has submitted a revised application based on the 
comments received by the City and the public . Three Shores Management 
has responded to all of the outstanding items and that this project is ready to move to 
the next step of the development process . It is anticipated that this Zoning Bylaw 
Amendment will be advanced to City Council in the next month or so . 

TO LEARN MORE & PROVIDE FEEDBACK 

COMMENTS TO APPLICANT: 
Please submit your comments to Three Shores Management for review and response. Your comments will be 
shared with City staff for consideration . 

Three Shores Management 
38 Fell Ave #400, 
North Vancouver, BC V7P 3S2 
in.fQ@threeshores.ca 

cnv .org/Applications 
Search by property address 

APPLICANT CITY OF NORTH VANCOUVER 

Barry Savage 
Three Shores Management 
38Fe11Ave#400, 
North Vancouver, BC V7P 3S2 
info@threeshores.ca 
778-366-2367 

Matthew Menzel 
Planning & Development 
141 West 14th Street, North Vancouver 
planning@cnv.org 
604-982-9675 



   

Overview of Variances to Zoning and Parking Provisioning  
 
The following provides a summary and overview of the proposed variances to zoning and car 
parking provisioning associated with the project at 120-128 East 14th Street:  
 
Table 1. Summary of Proposed Zoning Changes 
 BASE C-1B ZONE PROPOSED CD-749 ZONE 
Permitted 
Principal 
Uses 

Retail-Service Group 1 
Accessory Residential and 
Parking Uses 

Retail-Service Group 1A at 
ground level 
Retail-Service Group 1 at second 
level  
Accessory Residential Uses  
Accessory Parking Uses 

Density 
Maximum 

2.6 FSR  9.98 FSR 

Lot Coverage 
Maximum 

90%, reduced to 35% above the 
second storey 

100 percent, reduced to 47 
percent above the second level  

Height 
Maximum 

36.6 metres (120 feet) 68 metres (as per the OCP) 

Siting 3.048 metres (10 feet) from the 
flanking lane 

0 metres to podium level  
3.048 metres (10 feet) to tower 

6.096 metres (20 feet) from the 
rear lot line 

Up to Level 2 (podium level) 
0 metres  
 
Level 3 to 21 (tower levels) 
3.65 metres (12 feet) to the 
principal building.  
2.13 metres (7 feet) to an 
unenclosed balcony.   

Building 
Width & 
Length 

Shall not exceed a horizontal 
width or length of 51.816 metres 
(170 feet) above the second 
storey and 30.48 metres (100 
feet) above third storey 

36 metres (approx. 118 feet) to 
the eastern and western 
elevations of the tower levels.  
 

 
Lot Coverage 
The application seeks a variation to the Lot Coverage requirements set for the C-2 
zone, specifically being 90%, reduced to 35% above the second storey.  
 
The application proposes a Lot Coverage of 100%, reduced to 47% above the second 
storey.   
 
The building has been designed with a commercial podium level, which is appropriate 
given the site’s Mixed Use Level 4B land use designation in the OCP. The proposed lot 
coverage at the ground level is required in order to meet operational functions of the 
building, including for example vehicle and bicycle parking, loading and garbage 
storage/staging, and to establish active commercial retail units along the full frontage of 
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the East 14th Street. The proposed Lot Coverage is therefore determined to result in an 
appropriate form and intensity for the mixed use location.  
 
The site has been designed with appropriate landscaping treatments within the 
streetscape and podium level to soften the built form elements and enhance amenity for 
residents.  
 
Flanking Lane Setback 
The C-1B zone requires a minimum setback of 3.048 metres (10 feet) from the flanking 
lane (western boundary). The application proposes a 2 metre (6.6 feet) setback at 
ground floor and 0 metres on the second floor.  
 
As discussed, the development achieves excellent laneway activation through 
positioning of commercial uses and pedestrian amenities at grade level. The second 
floor office spaces that will overlook the laneway are also strongly supported.  
 
The second floor overhangs over the ground level along the western boundary. Staff 
support this minor variation to the setback, as it helps to establish an appropriate 
commercial podium and will contribute to the overall laneway activation strategy. The 
overhang will create a covered area at grade, providing weather protection for 
pedestrians and the short-term bicycle parking spaces. 
 
Rear Boundary Setback 
The proposed development will result in a variation to the siting requirements for the C-
1B zone, specifically from the rear lot line, being the northern boundary adjacent to the 
laneway. The C-1B zone requires a minimum setback 6.096 metres (20 feet) from the 
rear lot line.  
 
The proposed development results in the following minimum setbacks on the existing 
northern boundary (rear lot line):  

• Podium Level – 0 metres; 
• Tower element:  

o to wall – 3.65 metres (12 feet); and 
o to balcony – 2.14 metres (7 feet). 

 
The reduction in the rear boundary setback will have minimal impacts with respect to 
overshadowing of existing adjoining dwellings, and will ensure that residents achieve an 
adequate level of access to sunlight and prevailing breezes.  
 
As demonstrated in the Context Site Plan prepared by the applicant’s architect, the 
proposed rear boundary setback will ensure that a 24.4 metre (80 foot) separation can 
be achieved to a potential future tower on the land to the north. On this basis, it is 
determined that the proposed rear boundary setback will not jeopardize the 
development outcomes on nearby parcels, and will be able to appropriately mitigate 
potential overlooking impacts to future residents.  
 
  



   

Building Width and Length 
The building is composed of a 2-storey podium and 19 storeys of tower. The proposed 
development will result in a variation to the building width and length requirements set 
for the C-1B zone, specifically being 30.48 metres (100 feet) for the tower element.  
 
The proposed development results in a maximum building width of 35.9 metres (118 
feet) above the podium level, specifically along the eastern and western elevations.  
 
It is firstly important to acknowledge that the northern and southern elevations have 
been designed with slender tower width of only approximately 19.8 metres (65 feet), 
which is significantly less than the 30.48 metres (100 feet) prescribed by the C-1B zone. 
The design of the tower has mitigated view impacts of nearby residents towards the 
north to the full extent possible.  
 
Further, the Context Site Plan prepared by the applicant’s architect has demonstrated 
that the proposed building design will ensure that a 24.4 metre (80 foot) separation can 
be achieved to a potential future tower on the land to the north. On this basis, it is 
determined that the proposed tower width will not jeopardize the development outcome 
on nearby parcels.  
 
The proposed elevations have been designed with appropriate articulation along the 
length of the building, including steps in the building line, and inclusion of recessed 
balconies. The building also adopts a contemporary design that utilizes a variety of 
façade materials and strong roof line. These built form elements appropriately break up 
the form of the building and reduce the perceived building bulk, despite the variance to 
building length and width.  
 
The building width and length standards are regularly varied in individual 
Comprehensive Development Zones to ensure a functional built form outcome is 
established in mixed use areas. Similar building widths and lengths have been 
permitting in a number of nearby projects in the Central Lonsdale area.  
 
Resident Parking Spaces 
The proposed development involves a minor variation to the proposed resident car 
parking. Specifically, only 153 residential visitor car parking spaces will be provided in 
lieu of the required 156 spaces.  
 
The subject site is located in a centralized location, nearby to 2 frequent transit corridors 
with inbound and outbound bus stops located within 200 metres walking distance of the 
site. The site is also located within one block of the bicycle route on 13th Street which 
provides connections to the broader bicycle network. Finally, the proposed development 
has provided 246 residential secure bicycle parking spaces (which includes 31 cargo 
bicycle spaces), to promote use of active transportation. 
 
Given the sites centralized location, there is expected to be a reduced demand for 
parking on the site, and therefore the proposed variance is supported. 
 
  



   

Visitor and Commercial Vehicle Parking 
The development involves a minor variation to the proposed visitor and commercial 
vehicle parking. Specifically, only 13 residential visitor car parking spaces will be 
provided in lieu of the required 16 spaces. Further only 15 commercial car parking 
spaces will be provided in lieu of the required 18 spaces.    
 
The development has proposed to allocate 3 vehicle parking spaces as being shared 
between residential visitor spaces and commercial users. Given the commercial parking 
and residential visitor parking will have different peak use times, the shared 
arrangement for these 3 spaces will make better use of the overlapping parking 
demands generated by the commercial uses and residential visitors. Use of the visitor 
car parking space will be managed through the strata of the building, and the terms can 
be outlined in the development covenant.  
 
Given the sites centralized location, there is expected to be a reduced demand for 
parking on the site, and therefore the proposed variance is supported. 
 
Bicycle Parking within P2 Level 
The development proposes 47 resident bicycle parking spaces within the P2 level.  
 
The minor variance is supported, as requiring additional bicycle parking within the 
ground level floor plate will impact the functionality of the office and residential lobbies, 
and reduce the available floor space allocated to active commercial uses along East 
14th Street. Further, providing additional bicycle parking within the P1 level will impact 
the functionality of the car parking layout.  
 
The proposed bicycle parking within P2 will be easily accessible to residents via the 
parkade ramps and two residential elevators.  
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Dear Officials of the City of North Vancouver,

We would like to convey a distressing concern to our city leaders -- the soon-to-be built 21-storey mixed-use 
high-rise by Three Shores along 14th St E. Please help us understand why City Planning approved a towering 
edifice in such a highly dense and congested area of Central Lonsdale and along a virtually one-way street that 
is a conduit to vital and essential resident services as Lions Gate Hospital and the RCMP. It is also deeply 
unsettling that this project received the green light without need of public consultation, as indicated in the Public
Advisory in front of the subject property.

We take it that such a massive project was approved through a density transfer (FSR) from the Harry James 
area to 14th St E, resulting in an increase from max six floors to 21 floors. It is perplexing and disturbing to us 
that the city can juggle and toss around density parameters in a seemingly whimsical fashion without consulting
its own constituency that will be directly and adversely affected by such a development. CNV leadership 
appear to have a detached or indifferent posture with regards to the potential deleterious impact it will have on 
its neighbours on the other side of 14th St.

We understand that fast-tracking such projects is meant to help alleviate (on paper) the city's housing crisis. 
However, given the unbridled rapid pace of construction here in the heart of Central Lonsdale, we are left to 
wonder if the city has lost sight of the need to balance housing development with preserving a decent 
welcoming quality of life for the people who effectively voted them to power.

Kindly demonstrate that you are still connected with the concerns of your disaffected constituents by 
addressing the aforementioned issues. Thank you.

Sincerely,
Dennis & Estela Frias
14th St E., North Vancouver,  BC  V7L 0E6
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FREQUENTLY ASKED QUESTIONS – 120 EAST 14TH STREET 

How does this application comply with the development review process? 

This application is being processed in accordance with the Local Government Act and the City’s standard 
process for rezoning applications.  To date this has included a comprehensive interdepartmental review 
of the project, developer-led consultation and presentation to City advisory committees (Advisory 
Design Panel & Integrated Transportation Committee). The next step in the process is formal 
consideration of the application by City Council.   

As part of this consideration, a staff report will be provided which will provide a staff recommendation 
based on  

how the proposal aligns with City policies and objectives
an overview of the development proposal and key land use considerations
a summary of public and committee engagement

Council will consider the information provided by staff, as well as the public correspondence when 
making their decision on this proposal.  To date, no decisions have been made on this application. 

Why is there no public hearing? 

Pursuant to recent Provincial amendments to the Local Government Act, which came into force on 
November 30, 2023, the City must not hold a public hearing on a proposed rezoning bylaw if:  

an OCP is in place for the subject site
the bylaw is consistent with the OCP
the purpose of the bylaw is to permit a development that is residential and that residential
component is at least half of the gross floor area for the development.

Since all of these factors apply to this development, no public hearing will be held, consistent with the 
requirements of the Local Government Act.   

What will be the impacts on local traffic and parking? 

As part of our review of more complex planning applications, the City requires the applicant to submit a 
transportation study to show how the proposed development project will affect the transportation 
network. The applicant in this case prepared a Transportation Study in October 2022, which 
demonstrates that the existing road network can accommodate additional vehicle trips once this project 
was built. This study has been reviewed by the City’s Transportation Planning team. 

With regards to engagement with the RCMP, all nearby property owners are provided with an 
opportunity to submit feedback on planning applications in the City. The City did not receive any 
feedback from the RCMP on this specific project. It is worth noting that the RCMP has its primary access 

S:JlY 
vancouver 

PLANNING & DEVELOPMENT DEPARTMENT 
PLANNING 

CI TY OF NORTH VANCOUVER 

141 W EST 14TH STREET 

NORTH VANCOUVER 

BC/ CANADA/ V7M 1 H9 

T 604 983 7357 

F 604 985 0576 

PLANN ING@CNV.ORG 

CNV.ORG 



- 2 -

point from St. Georges Avenue, and emergency vehicles typically use higher order roads in the case of 
emergencies (i.e. 13th Street & 15th Street).  

The application generally meets the parking and loading requirements of the Zoning Bylaw apart from 
some minor variances to resident, commercial and visitor parking. 

Please explain the OCP land use designation and density transfer. 

In accordance with the OCP, City Council may authorize a density transfer between properties, which 
permits additional density above the maximum specified in the OCP being achieved on a site, where the 
building height limits are not exceeded. The height identified in the OCP for the site is 68 metres or 
approximately 22 storeys. The OCP Schedule A Land Use Map can be accessed at the following link: 

https://gisext2.cnv.org/PDFMaps/Schedule%20A%20Land%20Use_11x17.pdf 

This process does not require an OCP amendment, as such transfers do not involve an increase in the 
total development potential in the City, but rather the relocation of density allowance from one parcel 
to another.  

The density transfer is facilitated through a rezoning application as currently proposed for Council 
consideration. As outlined above, recent changes to the Local Government Act prohibit the City from 
holding a Public Hearing for this project. The provisions of the Local Government Act take precedence 
over the current regulations in the OCP, which previously required a Public Hearing for Density 
Transfers.  

The proposed transferred density is from the CD-165 zone from the lands being developed for the City’s 
new Harry Jerome Community Recreation Centre. The increased density will allow for the delivery of 
new employment generating uses and residential units, which would contribute to economic growth 
along the Lonsdale Corridor and provide new housing stock in the City.  

The proposed density transfer includes a cash contribution of $195 per square foot of buildable area 
above 4.0 FSR (amounting to an estimated $18,282,030), which will be allocated toward the Civic 
Amenity Reserve Fund, and would be directed to projects to support the delivery of new amenities and 
programmes to serve our growing community, for example the Harry Jerome Community Recreation 
Centre, new parklands, etc. The application is also providing a community benefit contribution of 
$3,138, 200 as per the City’s Density Bonus and Community Benefits Policy.   

How will the building height affect view corridors? 

The tower positioning and footprint have been designed to minimize potential impacts on view corridors 
to the fullest extent possible. This is addressed through floorplates that have a narrow width of 19.8 
metres (65 feet) to the northern and southern elevations, which is less than the 30.48 metres (100 feet) 
prescribed for the C-1B zone.   

It is important to consider that any decrease in building height would result in a wider floorplate, 
causing more adverse impacts on view corridors. The slender tower format is deemed appropriate as it 
will lessen impacts on view corridors for surrounding residents.  
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While there is likely to be some impact on existing views, the OCP does not guarantee that views will be 
preserved. This is especially true in the Regional City Centre that is envisaged to accommodate regional-
scale employment, services, business and commercial activities, along with high density housing.  

What infrastructure is being planned to accommodate more residents? 

The proposed development will be required to provide off-site streetscape improvements, consistent 
with the City’s Subdivision and Development Control Bylaw. This includes the reconstruction of the 
frontage works along East 14th Street with new sidewalks, street lighting, street furnishings, and a 
seating area. Existing street trees will be retained and additional street trees will be provided.  The 
development will also repave East 14th Street and the adjoining laneways to the northern and western 
boundaries.  

In addition to the bylaw required infrastructure upgrades, the applicant will be required to complete the 
design and construction of a full traffic signal at the intersection of East 14th Street and St. Georges 
Avenue, and has agreed to make a financial contribution of $59,621.00 towards future upgrades to the 
sanitary sewer main on East 14th Street.  

These requirements will be secured through legal agreements with the City to ensure that they are 
completed should this project move forward.   

How will the construction impacts to the community be managed? 

Should this application move forward, the City’s construction administration process includes several 
measures aimed at mitigating impacts to the neighbouring community.  For example, Building Permit 
applications for large-scale projects like this one are required to include both a Construction 
Management Plan and Traffic Management Plan, detailing the strategy for the delivery of materials to 
the site, staging areas, and contractor parking.  Further, all projects are required to comply with the 
Noise Control Bylaw, regulating both the hours of construction and noise levels.  Finally, the City’s 
Construction Site Ambassador Program provides dedicated staff to routinely observe site activity, liaise 
with construction managers, and address potential issues on a proactive basis. 
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Garbage disposal trucks blocking "2-way" traffic during pickup

Multiple commercial vehicles (no drivers in vehicles) completely blocking laneway



Home Hardware truck completely blocking traffic on E. 14th during delivery























Per Image 2. e Zoning Amendment must occur to su:ppon the proposed 21~St0f'Y, 164 suata unit. 
development . Three Shores· proposed dENelopment requlrH this bylaw change. Wtthout this 
revised zoning, the developer wil have to b ack to the drawing board and come up with sometting 
more aoorooriate for the s ite. This i:a most likety our last chance s:too t his absurd orooosat. h o m 
irrepar8bl'y damaginc our neiCf'\bourhood. 

Notice of Proposed Zoning 
Amendment Bylaw 
No Public Hearing 

Zoning Amendment Bylaw No. 8960. 2024 
120-128 East 14'" Street 

P\ir~n-.tp,,,roos,tdNp,~ '71:;;::J"--::=:r-c==:::i 
e,v,.. -stotUDne l!!f' M.C,jffl cm:ip.,ty 
fll)m,1-Cft'ltr"IILOl!'l5dr,al!thl tf!/SUW 
8 .C·!Bl Zarw 10 ,1-CO"IP"\'~ 

~760«:0--1'60)Zbhitto I 
~ rtle. c)todcJO,:;Q< C .J • 21 "OH')'. 
f'l'Sloerwif!6& .)UIAt'Jt#ld 
Clll'n~ tfU, it'l(loffl(f"J ,,,...,.t(I,.---~bj«l t.Mds:. TN lai'ld!ffWII ,.,.the r----, ,---.----i 
,su~orN>~BY4-.in ~ 
,shgwnonU,Ctn,itttr.ap,-.,,.;iCMC 
«tcl~of IZ0.12.S E.lSt l.rf Slfffl 

&.q;M Ot-~i0n: Lor. 9, 8k:lck SO, Dt. S&9,""' Sii38 
Lot tO, lllock SO. Ot. S49, Pbn S938 

lyl.aiw Rt~C~«IOltol lv'SI. ~ .,,d lh.nl ~ of Inf' 
i:,,-opmed By(aw'lflflllbtM tht SlfS\ll~ Colltldl Mffll"II 01'1 M,1-y6. 20:2' 
A«ffl; Ooa,me:nts:A copyaftht or~ 8)t.M iS.t-,·li!Jt:iie fOJ'" 
~ Oflhnt .arr,l ~ "'c:nv.o,g!Pubtic:Hotk es. h-omAQrll 24 to 
,.,,,,6..?0ZL 
ProriM lnput;Writcffl submissions •1, ineluding your ,wm,e • nd 
Ndtll'S$. rn#J t,e.,1-0(Jtf'S.SofO totht(orpo~ 017of ¥'¥d W"'lt b'f ~ 
to ~~ or by~ ot ~ toQy KIii. ftO l.llt er thM noon 
Ot1 Monday, May 6, Z0.24 to('Ml.lft!: ~l.it.tytoCOl.lld .c the mt'(!~ 

hO Pubk HINIW"'8 wil ~ Nld, as It IS prctliOted °'1' s.e<1IOO '6,lj]) ot the 
1.«d ~IWnMI At:I Ho public lft.iperson cw onlin,e subrni:s:sioM on 
d,ilm.ttH wl• be hunt at IM COllftCII ~ 
W•tthlMM~Ord1'1!4'lO"t-'.~t~or•np.e,wn•Ccv 
,,.. ,.-1 "''"' t.c Sttft'I.. t,,ter Oty,...,n rron'l l:r SttHuflltorS.JOp"" 
()vftUOtii:• M.irt"lt'YloMtnfff.~nH q,jtl!', ~f60l·9129'7S 

41 'hl'l,f UlH ST!lflt / 11ll.;CTN ll'A~COUl, • , at ' .,n,a ,t"I 

'"°"R"11'•11f6NHSNl1l(f;'IIOII: () 0 C 









o

o

o

















Mayor of City of North Vancouver & Councillors of the City of North Vancouver (CNV) 
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May 1, 2024 

From 
Sedik Ovanessain 
Vic Jang 

Our concern is the density. 

: E 14th St. 
-: E 14th St.

The alley between 14th St and 15th Street is a huge 
problem ... Major congestion from delivery trucks 
every day. This alley is occupied by delivery trucks 
with no where to park. 

Residence at 108 E 14th Street and customers 
who access the TD Parking from 14th and 15th St. 
have trouble getting through because these delivery 
trucks are blocking the alley. (Garbage trucks and 
local service trucks are blocked) 

The City of North Vancouver should send someone 
out during the week to view this issue. 

Also you are a\ivare that East 14th Street is a 
ONE WAY Street. Every day some one is driving 
down the wrong way ... an accident waiting to 
happen. 
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Notice of Proposed Zoning Amendment 
Bylaw - No Public Hearing

Zoning Amendment Bylaw No. 8960, 2024 
120-128 East 14th Street

Purpose: The purpose of the proposed Bylaw is to rezone the 
subject property from a Central Lonsdale Mixed Use B (C-1B) 
Zone to a Comprehensive Development 760 (CD-760) Zone to 
permit the development of a 21-storey, residential (164 strata 

Subject Lands: The lands that are the subject of the 
proposed Bylaw are shown on the inset map, with a civic 
address of 120-128 East 14th

Bylaw Readings:
Bylaw will be at the Regular Council Meeting on May 6, 2024
Access Documents: A copy of the proposed Bylaw is available for inspection online 
anytime at cnv.org/PublicNotices
Provide input: Written submissions only, including your name and address, 

, or 
by mail or delivered to City Hall, no later than noon on Monday, May 6, 2024, to 

Local Government Act No public in-person or 
online submissions on this matter will be heard at the Council meeting
Watch the Meeting:
West 14th th
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THE CORPORATION OF THE CITY OF NORTH VANCOUVER 

BYLAW NO. 8960 

A Bylaw to amend “Zoning Bylaw, 1995, No. 6700” 

The Council of The Corporation of the City of North Vancouver, in open meeting assembled, 
enacts as follows: 
 
1. This Bylaw shall be known and cited for all purposes as “Zoning Bylaw, 1995, No. 6700, 

Amendment Bylaw, 2024, No. 8960” (Three Shores Management, 120-128 East 14th 
Street, CD-760 (the Density Receiver Site)) and Text Amendment to Centennial 
Theatre, 2300 Lonsdale Avenue, 116 East 23rd Street, and Norseman Park (HJNL, CD-
165). 

 
2. Division VI: Zoning Map of Document “A” of “Zoning Bylaw, 1995, No. 6700” is hereby 

amended by reclassifying the following lands currently having a civic address of 120-128 
East 14th Street and legally described below as henceforth being transferred, added to and 
forming part of CD-760 (Comprehensive Development 760 Zone): 

 
PID: 005-773-024 LOT 9 OF LOT A BLOCK 50 DISTRICT LOT 549 PLAN 5938 
PID: 011-039-523 LOT 10 OF LOT A BLOCK 50 DISTRICT LOT 549 PLAN 5938 

 
from zone C-1B. 

 
3. Part 11 of Division V:  Comprehensive Development Regulations of Document “A” of “Zoning 

Bylaw, 1995, No. 6700” is hereby amended by: 
 

A. Adding the following Comprehensive Development  Zone to Section 1101 in numerical 
order:  

 
CD-760 Comprehensive Development 760 Zone (120-128 East 14th Street) 

 
In the CD-760 Zone, permitted Uses, regulations for permitted Uses, regulations for 
the size, shape and siting of Buildings and Structures and required Off-Street Parking 
shall be as in the C-1B Zone, except that: 

 
(1) The permitted Principal Use on the Lot shall be limited to: 
 

(a) Retail Service Group 1A Use; 
(b) Retail Service Group 1 Use, except these uses are permitted only at the 

second storey or higher;  
(c) Health care related professional office uses are permitted at the ground 

level;  
(d) Accessory Apartment Use subject to Section 607(1) of this Bylaw; 
(e) Accessory Home Occupation Use, subject to Section 507(6); 
(f) Accessory Home Office Use, subject to Section 507(6); 
(g) Child Care Use, subject to Section 607(9); 
(h) Accessory Off-Street Loading Use; 
(i) Accessory Off-Street Parking Use; 
(j) Off-Site Parking Use.  
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(2) Gross Floor Area 
 
(a) The maximum Gross Floor Area is 2.6 FSR; 
 
(b) Not withstanding (2)(a) the Gross Floor Area may be increased as follows: 

 
ADDITIONAL (BONUS) DENSITY 

ADDITIONAL 
DENSITY 
CATEGORY  

DESCRIPTION ADDITIONAL 
DENSITY 
(BONUS) 

POLICY 
REFERENCE  

Community 
Benefit Cash 
Contribution 

Provision of a 
Community 
Benefit Cash 
Contribution of 
$3,138,200 
 

Maximum  
 
2,040.8 sq. m. 
(21,967 sq. ft.) 
1.4 FSR   

As per OCP 
Policy Section 
2.2.1 

TOTAL BONUS  1.4 FSR  
 

DENSITY TRANSFER
DONOR SITE DESCRIPTION TRANSFERRED 

GROSS FLOOR 
AREA 

POLICY 
REFERENCE  

Transferred from 
Harry Jerome 
Lands (at 2300 
Lonsdale Avenue 
and 116 East 
23rd Street, 
Comprehensive 
Development 
Zone 165) 

Residual density 
that is not to be 
utilized on donor 
site 

8,710 sq. m. 
(93,754 sq. ft.) / 
5.98 FSR 

As per OCP 
Policy  
Section 2.3 

TOTAL 
TRANSFER 

 5.98 FSR  

   
Such that the total effective on-site Gross Floor Area is not to exceed 9.98 FSR. 

 
(3) A minimum of 10% of units shall have 3 bedrooms; 
 
(4) Lot Coverage  
 

Shall not exceed a Lot Coverage of 100%, reduced to 47% above the second 
Storey.  
 

(5) Building Height: 
 

(a) The Principal Building shall not exceed a Building Height of 68 metres (223 
feet) as measured from the average Building Grades; 
 

(b) Elevator and mechanical penthouses may project beyond the defined 
height in (a) by a maximum of 6.1 metres (20 feet) including elevator shafts 
and mechanical rooms; 



The Corporation of the City of North Vancouver Page 3 
Bylaw, 2024, No. 8960 Document: 2332897-v1 

 
(6) Section 610(5) Siting shall be waived and replaced with the following siting 

requirements: 
 

(a) The Principal Building shall be sited not less than: 
 

(i)  0 meters from the lane (Flanking Lane) to the west, for all portions of 
Principal Buildings up to two storeys; 

(ii) Minimum of 3.048 metres (10 feet) from the lane (Flanking Lane) to 
the west, for all portions of Principal Buildings exceeding two storeys;   

(iii) 0 meters from the rear boundary setback, for all portions of Principal 
Buildings up to two storeys;  

(iv)  3.65 metres (12 feet) from a Rear Lot Line to the wall, for all portions 
of Principal Buildings exceeding two storeys;  

(v) 2.14 metres (7 feet) from a Rear Lot Line to an unenclosed balcony, 
for all portions of Principal Buildings exceeding two storeys; 

(vi) Notwithstanding Subsections (6)(a)(i-v) all portions of Principal 
Building exceeding four storeys shall be sited at least 24.4 metres (80 
feet) from all portions of other Principal Buildings exceeding four 
Storeys.  

 
(7) Section 612(6) Building Width and Length shall be waived; 

 
(8) Section 402(6) within Prohibited Uses of Land, Buildings, and Structures shall 

be waived;  
 
(9) Off-Street Parking, Short-Term and Secure Bicycle Parking, and Accessory Off-

Street Loading Spaces shall be provided in conformity with the requirements of 
Division IV, Parts 9, 10, and 10A, except that: 

 
(a)  A minimum of 153 residential vehicle Parking Spaces shall be provided; 
 
(b)  A minimum of 13 residential visitor Parking Spaces shall be provided; 
 
(c)  A minimum of 15 commercial Parking Spaces shall be provided;  
 
(d) 3 vehicle Parking Spaces shall be identified as shared residential visitor 

and commercial parking spaces;  
 
(e) 47 resident bicycle parking spaces can be provided at the second level 

beneath grade.  
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B. Amending Section 1101, CD-165, Schedule 141, ‘Record of Density Transfer’, by:  
 

(1) Creating a new entry recording 8,710 sq. m. of Transferred Gross Floor Area to 
the 120-128 East 14th Street recipient site and subtracting 8,710 sq. m. from the 
Remaining Residual Density. 

 
 

READ a first time on the <> day of <>, 2024. 

READ a second time on the <> day of <>, 
2024. 

READ a third time on the <> day of <>, 2024. 

ADOPTED on the <> day of <>, 2024. 

 
MAYOR 

 
CORPORATE OFFICER 



To: 

From: 

Director CAO 

The Corporation of THE CITY OF NORTH VANCOUVER 
OFFICE OF THE DEPUTY CHIEF ADMINISTRATIVE OFFICER 

CITY CLERK'S DIVISION 

REPORT 

Mayor Linda Buchanan and Members of Council 

Julie Peters, Manager, Legislative and Election Services 
Amanda Gibbs, Senior Manager, Engagement and Communications 

Subject: ALTERNATIVE APPROVAL PROCESS REGARDING NORTH SHORE 
NEIGHBOURHOOD HOUSE AND CITY PARKS LOAN AUTHORIZATION 
BYLAW, 2024, NO. 9006 - PETITION RESULTS 

Date: April 24, 2024 File No: 09-4250-20-0008/1 

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

RECOMMENDATION 

PURSUANT to the report of the Manager, Legislative and Election Services, and 
the Senior Manager, Engagement and Communications, dated April 24, 2024, 
entitled "Alternative Approval Process Regarding North Shore Neighbourhood 
House and City Parks Loan Authorization Bylaw, 2024, No. 9006 - Petition 
Results": 

THAT the Acting Corporate Officer's Certification for the Alternative Approval 
Process Opportunity regarding "North Shore Neighbourhood House and City 
Parks Loan Authorization Bylaw, 2024, No. 9006" be received and filed with the 
Inspector of Municipalities; 

AND THAT "North Shore Neighbourhood House and City Parks Loan 
Authorization Bylaw, 2024, No. 9006" be considered for final adoption. 

ATTACHMENTS 

1. Acting Corporate Officer's Certification (CityDocs 2501169) 

2. Frequently Asked Questions (Updated) (CityDocs 2499756) 

3. "North Shore Neighbourhood House and City Parks Loan Authorization Bylaw, 2024, 
No. 9006" (CityDocs 2452739) 

Document Number: 2501169 
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Authorization Bylaw, 2024, No. 9006 - Petition Results 
Date: April 24, 2024 

SUMMARY 

In order to enable the advancement of the North Shore Neighbourhood House ("NSNH") 
Phase 2 Redevelopment, including a new NSNH facility and 180 non-profit rental units, 
as well as two City parks (Kings Mill Walk Park and 1600 Eastern Park) to meet key 
objectives in the Parks Master Plan, Council endorsed, at the Regular Council Meeting 
of January 22, 2024, the acceleration of these projects through a financial strategy of 
borrowing $55.7 million in low interest debt financing from the Municipal Finance 
Authority (MFA). The statutory requirements and legislative processes necessary to 
implement this strategy have been followed by staff including, at Council's direction, the 
use of the Alternative Approval Process (AAP) to meet the requirement for elector 
approval under the Community Charter. 

BACKGROUND 

At the Regular Council meeting of February 12, 2024, Council gave third reading to 
"North Shore Neighbourhood House and City Parks Loan Authorization Bylaw, 2024, 
No. 9006" (the Loan Authorization Bylaw). Staff subsequently obtained statutory 
approval for the Loan Authorization Bylaw from the Inspector of Municipalities and 
returned to Council on March 11, 2024, for direction to undertake an Alternative 
Approval Process to obtain elector approval of the Loan Authorization Bylaw. 

Below is the timeline for the Loan Authorization Bylaw process: 

Item Dateffimeline 
Loan Authorization Bylaw received third reading February 12 
Bylaw sent to Inspector of Municipalities February 13 
Approval received from the Inspector of February 27 
Municipalities 
AAP Initiation Report presented to Council March 11 
AAP Begins - First Notification Published and March 13 
Elector Response Forms available online and in-
person at City Hall 
Second Notification Published March 20 
AAP Concludes April 22, 5:00pm 
AAP Results and Loan Authorization Bylaw May6 
presented to Council for consideration of adoption Ei- We are here

One Month Quashing Period May 7 - June 7 
Bylaw sent to Inspector of Municipalities for a June 10 
Certificate of Approval 

As set out in the report of the Corporate Officer dated February 28, 2024, an AAP is a 
petition-like process whereby eligible electors can express their opposition by 
completing an Elector Response Form; if less than 10% of eligible electors oppose the 
bylaw, then the local government can proceed to adoption; if more than 10% oppose it, 
then the local government must proceed to Assent Voting (a referendum) or consider 
other options (i.e. alternative financing or not proceeding at all). 
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An AAP is an option used by local governments, including by the City on three recent 
occasions in respect of parks projects and by larger municipalities for loan authorization 
bylaws for projects such as recreation and activity centres. 

DISCUSSION 

This report presents the results of the opportunity to petition against the Loan 
Authorization Bylaw. It also entails a description of the various methods used to 
advertise the opportunity to the public and the efficacy of those methods. Feedback 
themes that emerged from the public and how they were addressed are also covered in 
the body of this report. 

Communication of the AAP with Electors 

The City of North Vancouver implemented a range of online, print and in-person 
strategies to notify electors of the Alternative Approval Process. The following provides 
an overview of the activities and strategies, and offers a qualitative analysis of the 
comments received online and in-person by staff. 

Approach 

The City of North Vancouver developed a mixed-model approach using a combination 
of trusted print, digital and in-person activities to reach electors. We worked with the 
analytics available through social media posts, digital advertising, verified print 
newspaper circulation numbers and the CNV website to quantify participation, as well 
as making staff available through a variety of non-digital methods to answer questions 
including having staff available on-call for those who dropped by City Hall to ask 
questions or express concerns. The level of promotion of the AAP process measurably 
exceeded the minimum requirements outlined in the Provincial guidelines. 

Key tools included: 
• A web page explaining the process, the projects, and with frequently asked

questions updated weekly to reflect ongoing questions posed by the public;
• A commitment to responding to elector questions via email within 4-5 business

days;
• Two drop-in information sessions - one for 5 hours on a weekday and one for

fours hours on a weekend - inviting the public to ask questions of senior staff
from the DCAO's office, finance, planning and parks among others;

• Media outreach to try to gain coverage of the AAP process with several outlets
printing stories on process;

• Five paid print advertisements in the North Shore News to reach those who may
not participate online. Two of these were legislatively required;

• Online organic and paid advertising on CNV's media channels and on Glacier
Media publications to City of North Vancouver residents.

Metrics 
• Number of individual feedback occurrences received (by phone, email, letter): 20
• Number of website visits for the MP page including the News Release: 1880
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• Two information sessions - March 27th (7 participants) and April 13th (22
participants): 29 participants in total

• 21 organic social media posts on CNV X, Facebook and lnstagram channels with:
o Impressions (the number of times content appears on screen): 20,926
o Reach: (the number of individual users reached): 18,262

• Inclusion in City News, CNV's organizational newsletter x 5 weeks - subscription
is 1047;

• Five print ads in North Shore News. Verified circulation numbers: North Shore
News prints and circulates 57,000 copies weekly;

• Media coverage in the North Shore News print and digital editions, including a
page featuring letters to the editor, as well as coverage on the Daily Hive
website;

• Print posters set up in Harry Jerome and John Braithwaite Community Centres;
• Digital advertising on the front page of the digital edition of the North Shore News

targeted only to people inside the City of North Vancouver for 12 days with
40,000 impressions; and

• City Hall table with materials and forms and staff available to answer questions
on request.

Qualitative Analysis 

In a qualitative analysis of input received (by phone, in-person, email, letter) and a 
summary of concerns and questions posed by participants in two information sessions, 
staff found the following key themes and sub themes raised by participants via email, 
phone and in-person during public input sessions at Council and two information 
sessions. Themes were analyzed using an inductive approach without commentary on 
the sentiment expressed. 

• Process Concerns with AAP
o Key themes regarding the process include:

• Barriers to seniors and others who do not receive or read the North
Shore News and/or do not have access to online media;

• The duration of the response period was too brief;
• Its partial timing during provincial spring break period may have

prevented families from participating;
• Not allowing electronic submissions of signed Elector Response

Forms and the lack of convenience of printing, mailing or delivering
forms to City Hall;

• Generally with the AAP format of asking for those who oppose the
bylaw to respond or a "reverse referendum";

• The belief that the size of the bylaw ask should have mandated a
full referendum; and

• The desire to have a mail-out to every household in the City.

• Financial Sustainability
o The next most significant theme touched on financial strategy and

borrowing including:
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• Financing for the park projects should have been approved through
the regular capital planning process;

• General commentary about increasing debt levels for the City of
North Vancouver and the approach to debt financing sought
through the MP process including:

• Correspondence and in-person commentary indicating a
growing burden on taxpayers due to municipal and regional
debt:

o There were specific comments about the forthcoming
increasing tax burden on residents due to the North
Shore Wastewater Treatment cost overruns;

o Specific questions about the terms of the municipal
borrowing authority and projected costs based on the
estimated lending rates;

o Questions about the City's reserves and how they are
being accessed;

o Questions about existing debt financing for the Harry
Jerome Community Recreation Centre and other
capital projects;

o Questions about value for money for municipal
services; and

o Getting back to basics on core delivery of roads,
sewers and day to day operations versus delivering
housing projects.

• Park Projects
o The next highest ranking theme involved the inclusion of the park projects

in the loan authorization bylaw approval request. The responses covered:
• Confusion as to why two park projects were included with the North

Shore Neighbourhood House funding request with less information
about what was being proposed;

• As above, questions about why the park projects were not included
in the capital planning process; and

• Questions about the costing of the park projects including how debt
financing was needed to augment capital projects and one, Kings
Mill Park, with developer contributions.

• Pace of Change and Service Delivery
o General commentary with the pace of change included:

• Comments suggesting that the City is moving too quickly to add
density and is overextending itself with debt;

• Positive comments about the services and support provided by the
North Shore Neighbourhood House; and

• Commentary on the amount of density being added to the housing
portion of the North Shore Neighbourhood House.
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Results of the AAP 

Completed Elector Response Forms were accepted by the City Clerk's Office until 5:00 
pm on Monday, April 22, 2024 and were subsequently reviewed by the Acting Corporate 
Officer. 

A determination of the total number of electors for the City to which this Alternative 
Approval Process opportunity applies is 42,325. The City received 573 valid Elector 
Response Forms and 9 invalid forms. Elector responses were deemed invalid due to 
duplicate responses (1), and elector ineligibility (eg: address not in the City of North 
Vancouver - 8). Therefore, the percentage of eligible electors who validly submitted 
Elector Response Forms is 1.35%. The Acting Corporate Officer's Certification 
(Attachment 1) confirms that the approval of the electors was obtained. 

Accordingly, "North Shore Neighbourhood House and City Parks Loan Authorization 
Bylaw, 2024, No. 9006" is brought forward for consideration of final adoption. 

FINANCIAL IMPLICATIONS 

The City has the financial capacity to service the recommended new debt. The 
Province typically permits municipalities in British Columbia to take on additional 
borrowing so long as annual debt servicing costs (principal and interest) do not exceed 
25% of municipal revenue. Assuming all of the City's planned credit facilities are fully 
drawn (i.e. the $109M facility for the Harry Jerome Community Recreation Centre and 
the $55.?M facility for the North Shore Neighborhood House and City Parks) are 
converted to long term debt, the City's debt serving costs would be approximately 10% 
of revenues, well within prescribed limits. 

The HJCRC financial strategy endorsed by Council on January 31, 2022 plans for the 
HJCRC loan to be paid after the completion of the project with the proceeds generated 
from the disposition of the Harry Jerome Neighborhood Lands, so is not anticipated to 
generate future ongoing debt service obligations for CNV. With that financial strategy, 
assuming the new debt facility for the North Shore Neighborhood House and City Parks 
is fully drawn and repaid over the long term, staff estimate that the City's debt service 
costs as a percentage of municipal revenue will be only 3%, even further below 
prescribed limits. 

INTER-DEPARTMENTAL IMPLICATIONS 

This report was prepared in collaboration with other City departments, specifically the 
City Solicitor, Strategic Initiatives, Finance, and Engineering, Parks & Environment, with 
special thanks to Gateway staff for their assistance in providing service to the public 
through the implementation of this Alternative Approval Process. 
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STRATEGIC PLAN, OCP OR POLICY IMPLICATIONS 

The securing of debt financing enables the advancement of the NSNH Phase 2 project 
that supports the "A City for People" priority included in Council's 2022-2026 Strategic 
Plan, including initiatives to "Advance to explore innovative housing policy that includes 
protection and expansion of rental housing stock" and "Continue to build partnerships 
with other levels of government and housing providers to deliver more housing diversity 
and affordability" and to generally improve community well-being. 

The recommended debt financing will also enable the advancement of two parks that 
support Council's priorities for "A Vibrant City" and "A Resilient City", and specifically the 
initiatives to "Activate Public Spaces - parks, streets, plazas, outdoor areas - for 
residents to gather together, interact and engage in activities" and "Implement the Kings 
Mill Walk Park Master Plan". 

RESPECTFULLY SUBMITTED: 

Julie Peters 
Manager, Legislative and Election Services 

Amanda Gibbs 
Senior Manager, Engagement & Communications 
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Document Number: 2501169 

 
THE CORPORATION OF THE CITY OF NORTH VANCOUVER 

 
 

CORPORATE OFFICER’S CERTIFICATION 
 

 
 
I, THE UNDERSIGNED Acting Corporate Officer, as the person assigned responsibility 
for corporate administration under section 148 of the Community Charter, determine 
and certify the results of the Alternative Approval Process that was conducted to obtain 
the approval of the electors regarding the following bylaw: 
 

“North Shore Neighbourhood House and City Parks Loan Authorization Bylaw, 
2024, No. 9006” 

 
Determination of the number of eligible electors is 42,325 
 
Number of elector response forms submitted by the deadline is 582 
 
Number of elector response forms rejected is 9 
 
Number of elector response forms accepted is 573 
 
Percentage of eligible electors who validly submitted elector response forms is 1.35% 
 
In accordance with Section 86 of the Community Charter, the approval of the electors 
was obtained. 
 
DATED this 23rd day of April, 2024. 
 
 
 
_____________________________ 
Peter DeJong 
Acting Corporate Officer 
 



 
 
 
 
 
 

Alternative Approval Process – Frequently Asked Questions 
 

1. What is an Alternative Approval Process? 

In order to secure long-term borrowing from the Municipal Financial Authority, the bylaw 
associated with the matter requires elector approval. Elector Approval can be obtained through 
either an Alternative Approval Process (AAP) or through Assent Voting. In accordance with 
Section 86 of the Community Charter, eligible electors are given the opportunity to voice their 
opposition to the bylaw. If less than 10% of eligible electors oppose the bylaw, then the bylaw 
can proceed. If 10% or more of eligible electors oppose the bylaw, the bylaw would either need 
to proceed to Assent Voting or be put on hold. 

2. Who is eligible to participate in the Alternative Approval Process? 

Individuals who currently reside in the City of North Vancouver (Resident Electors) and meet the 
criteria below as well as individuals who currently own property in the City of North Vancouver 
and have owned the property for at least 30 days (Non-Resident Electors) and meet the criteria 
below. Non-Resident Electors will need to obtain written consent for the majority of property 
owners on title, if there is more than one owner. A property owned partially or solely owned by a 
corporation is not entitled to participate. 

Resident Electors must: 

• Be 18 years of age or older; and 
• Be a Canadian citizen; and 
• Have been residing in British Columbia for the last 6 months; and 
• Currently reside in the City of North Vancouver; 
• Not be disqualified by the Local Government Act, or any other enactment, or otherwise 

disqualified by law from voting in local government elections; and 
• Not have previously signed an Alternative Approval Process Response Form for this 

Bylaw. 
 

Non-Resident Electors must: 

• Be 18 years of age or older; and 
• Be a Canadian citizen; and 
• Have resided in British Columbia for at least 6 months; and 
• Be a non-resident property elector who lives in another community and have been the 

registered owner of real property in the City of North Vancouver for at least 30 days; and 
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• Be the sole registered owner of the real property or hold it with joint tenants or tenants in 
common, all of whom are individuals who do not hold the property in trust for a 
corporation or another trust; and 

• Be the only individual claiming non-resident elector status in respect to the real property; 
and 

• If the registered owner of the real property with other individuals, then have the written 
consent of the majority of the other property owners on title to oppose this Bylaw; and 

• Not be disqualified by the Local Government Act, or any other enactment, or otherwise 
disqualified by law from voting in local government elections; and  

• Be entitled to sign this Alternative Approval Process Response Form and not have 
previously signed an Alternative Approval Process Response Form for the proposed 
Bylaw No. 9006.  

 
3. Where can I obtain a copy of the Alternative Approval Process Form?  
 
Copies of the Alternative Approval Process Form for Resident Electors and Non-Resident 
Electors are available at the reception counter at City Hall (141 West 14th Street, North 
Vancouver, BC, V7M 1H9) or on the City’s AAP website at cnv.org/aap.  
 
Forms will be available from March 13, 2024 at 8:30 am to April 22, 2024 at 5:00 pm, except 
statutory holidays.  
 
4. How do I show my support for the Bylaw?  
 
If you are in favour of adoption of the bylaw, no action is required.  
 
5. How do I show my opposition to this Bylaw?  
 
If you are an eligible elector, you will need to complete the Alternative Approval Process Form 
for either Resident Electors or Non-Resident Electors and submit the completed form to the 
attention of the City Clerk’s Office by the deadline.  
 
6. How do I submit my Alternative Approval Process Response Form?  
 
Completed Alternative Approval Response Forms can be submitted in the following ways:  
 

• In-Person to the City Hall Reception Desk, located at 141 West 14th Street, North 
Vancouver, BC, V7M 1H9 or in one of the City’s secure drop boxes.  

 
• By Mail to the attention of the Corporate Officer, City Clerk’s Office, located at 141 West 

14th Street, North Vancouver, BC, V7M 1H9  

 
7. When is the deadline for Alternative Approval Process Response Forms?  
 
Alternative Approval Process Response Forms must be received by the City Clerk’s Office by 
5:00 pm on April 22, 2024. Postmarked submissions received after the deadline will not be 
accepted.  
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8. If I change my mind, can I withdraw my Alternative Approval Process Response Form 
after it has been submitted?  
 
As long as the deadline has not passed, Alternative Approval Process Response Forms can be 
withdrawn by contacting the Corporate Officer in the City Clerk’s Office. Once the deadline has 
passed, Alternative Approval Process Response Forms cannot be withdrawn. 

9. What will the $55.7m be used for, specifically?  

The funding will support the design and construction of a new North Shore Neighbourhood 
House. The current estimate for this portion of the project, as part of a larger non-profit housing 
development, is $49.5M.  There are two additional park projects proposed to be funded with a 
portion of the $55.7M in new debt.  Those two projects are the Kings Mill Walk Park renewal 
project (debt financing of $4.3M) and 1600 Eastern Park (debt financing of $1.9M). These 
projects are further described in the Council report titled “North Shore Neighborhood House and 
City Parks Loan Authorization Bylaw” considered by Council at the January 22, 2024 
meeting.  Debt relating to all three of these projects makes up the new $55.7M loan amount. 

10. Why are the two park projects included in this funding bylaw?  

The majority of the proposed funding to be borrowed from the Municipal Finance Authority is to 
support the North Shore Neighborhood House project. The plan to use debt financing to support 
the development of the Kings Mill Walk and 1600 Eastern Park projects was also announced at 
the open Council meeting on January 22, 2024 when the plan to use debt financing to advance 
the North shore Neighborhood House project was first made public.  The three projects were 
grouped into one bylaw to enable one AAP process; if processed as separate bylaws, this would 
have required three separate AAP processes.  You can learn more about each park project in 
the links above. 

11. What is the plan to repay the loan?  

The loan will initially be a short term variable loan during construction, with monthly interest only 
payments at variable rates provided by the Municipal Finance Authority (MFA).  Rates are 
posted on MFA’s web site (mfa.bc.ca) and, during the March 22-28 period, were at 5.56%.  After 
construction is complete in approximately three years, CNV is assessing various repayment 
options.  Staff advised Council at its January 22, 2024 meeting that, if Council elects to convert 
the debt to a long term loan after construction, it would be typical to amortize the debt drawn to 
fund the delivery of long life assets like the North Shore Neighborhood House and the two parks 
over the long term.  The Municipal Finance Authority provides debt amortization terms for long 
life assets of up to 30 years.  The Municipal Finance Authority has its long term financing rates 
posted on its website and, during the March 22-28 period, the interest rate on 30 year debt was 
shown at 4.66%.  If Council elects to convert the debt to 30 year debt and does not repay it with 
other funds, staff have advised, given current interest rates, the additional principal and debt 
payments would approximate $3.5M per annum and could be covered all things equal with a 
one-time increase in property taxes of 5.4%.  

12. Does the City of North Vancouver have debt financing on other projects?  

City of North Vancouver has authorized debt totaling $109m from the Municipal Finance 
Authority in support of the new Harry Jerome Community Recreation Centre project.  This 
project has been funded to date with existing reserves and no debt has been drawn from this 
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credit facility to date. The loan will be a short term variable loan during construction, with 
monthly interest only payments at variable rates provided by the Municipal Finance Authority 
(MFA).  Rates are posted on MFA’s web site (mfa.bc.ca) and, during the March 22-28 period, 
were at 5.56%.  As noted in the Harry Jerome Community Recreation Centre Financial Strategy, 
the City plans to repay this debt after construction with proceeds from the disposition of the 
lands where the current Harry Jerome Community Recreation Centre is located, known as the 
Harry Jerome Neighbourhood Lands. 
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THE CORPORATION OF THE CITY OF NORTH VANCOUVER 

BYLAW NO. 9006 

A Bylaw to authorize the borrowing of $55,700,000 for the purpose of the design 
and construction of a new North Shore Neighbourhood House and City Parks 

 
WHEREAS it is deemed desirable to design and construct a new North Shore Neighbourhood 
House community facility, Kings Mill Walk Park and 1600 Eastern Park; 
 
AND WHEREAS the estimated cost of designing and constructing the new North Shore 
Neighbourhood House community facility, and the two City-owned Parks: Kings Mill Walk Park 
and 1600 Eastern Park, including expenses incidental thereto, is the sum of $66,475,000, of which 
the sum of $55,700,000 is the amount of debt intended to be borrowed from the Municipal 
Financing Authority for these capital projects as authorized by this Bylaw; 
 
NOW THEREFORE the Council of The Corporation of the City of North Vancouver, in open 
meeting assembled, enacts as follows: 
 
1. This Bylaw shall be known and cited for all purposes as “North Shore Neighbourhood 

House and City Parks Loan Authorization Bylaw, 2024, No. 9006”. 
 
2. The Council is hereby empowered and authorized to undertake and carry out, or cause to 

be carried out, the design and construction of a new North Shore Neighbourhood House 
community facility, and two City-owned Parks: Kings Mill Walk Park and 1600 Eastern Park, 
generally in accordance with general plans on file in the municipal office and to do all things 
necessary in connection therewith and without limiting the generality of the foregoing: 

 
A. To borrow on the credit of the City a total amount not exceeding $55,700,000, with up 

to $49,500,000 being allocated to the North Shore Neighbourhood House, up to 
$4,300,000 being allocated to Kings Mill Walk Park and up to $1,900,000 being 
allocated to 1600 Eastern Park; 

 
B. To acquire all such real property, easements, rights-of-way, licences, rights or 

authorities as may be requisite or desirable for or in connection with the construction 
of the North Shore Neighbourhood House, Kings Mill Walk Park and 1600 Eastern 
Park. 
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3. The maximum term for which debentures may be issued to secure the debt created by this 
Bylaw is 30 years. 

 
READ a first time on the 22nd day of January, 
2024. 

READ a second time on the 22nd day of 
January, 2024. 

READ a third time on the 22nd day of January, 
2024. 

RESCINDED third reading on the 12th day of 
February, 2024. 

READ a third time, as amended, on the 12th day 
of February, 2024. 

APPROVED by the Inspector of Municipalities 
on the 21st day of February, 2024.  

APPROVAL OF THE ELECTORS CERTIFIED 
on the 23rd day of April, 2024. 

ADOPTED on the <> day of <>, 2024. 

 
MAYOR 

 
CORPORATE OFFICER 
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