
Central Lonsdale 
Planning Study
UpdateUpdate

The CLPS, along with the Council
appointed Stakeholder Committee’spp
near unanimous recommendations,
were presented to Council in the
summer of 2008. A decision on
implementing the CLPS by updatingimplementing the CLPS by updating
the Official Community Plan’s density
and associated policies was deferred
but further exploration of these
recommendations will be incorporatedrecommendations will be incorporated
in the upcoming OCP 2021 process.
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P bl PPreamble- Process

Council Resolution for CLPS

J 200 i h h fJune 2007 with themes of:

• Land use

• Density urban design

• Sustainability

November 2007 with focus on:

• Maintaining and creating more affordable 
rental housing

• Livable & walkable Town Centre, open 
space, mixed uses, quality community 
designdesign 
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P bl PPreamble- Process

In-House CLPS Team 

Th C t l L d l Pl i St dThe Central  Lonsdale Planning Study 
(CLPS) was an in-house multi- departmental, 
multi-disciplinary effort. The team members 
included:

• Richard White, Director, 
Community Development 

• Gary Penway, Deputy Director,
Community DevelopmentCommunity Development

• Gloria Venczel, Development 
Planner/ Urban Designer  

• Cheryl Kathler, Community PlannerCheryl Kathler, Community Planner

• Chris Hoffart, Planning Technician 

• Ian Steward, Property Valuator 

• Dragana Mitic Assistant City• Dragana Mitic, Assistant City 
Engineer, Transportation 

• Heather Sadler, Parks Planner

• Dave Hutch Landscape Architect
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Dave Hutch, Landscape Architect



P bl PPreamble- Process

In-House CLPS Team (cont’)

• Wayne Turner Parks TechnicianWayne Turner, Parks Technician

• Phil Scott, Transportation Planner 

• Glenn Stainton, Manager, City 
FacilitiesFacilities

• Ben Themens, Deputy Director of
Finance

• Isabel Gordon, Director of 
Finance 

• Janis Bailey, Recreation Commission

• Lori Phillips/John Rice, 
North Vancouver Office of Cultural 
Affairs 

• Margo Gram,Cultural Services 
Coordinator, Centennial TheatreCoordinator, Centennial Theatre

The CLPS had also CAD/technical  
assistance from: 
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P bl PPreamble- Process 

Stakeholder Committee 

Council appointed a Stakeholder CommitteeCouncil appointed a Stakeholder Committee 
in March 2008 for the Central Lonsdale 
Planning Study. The 12 members 
represented the following areas:

L d d l t f i l (2)• Land development professionals (2)

• Representative for urban design 
professional 

• Pedestrian oriented retail analyst• Pedestrian oriented retail analyst

• Home owners (2)

• Representative  for accessibility

• Representative for seniors 

• Representative for market renters

• Representative  for market rental housing 
owners   

• Locally owned storefront business 

• Representative for locally owned 
café/neighbourhood hub
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café/neighbourhood hub



P bl PPreamble- Process 

Stakeholder Committee (cont’)

The Stakeholder Committee met 5 timesThe Stakeholder Committee met 5 times, 
plus a walking tour over a period of 4 months. 
Topics covered included (minutes and 
materials available on the CNV website):

OCP & i• OCP & zoning

• What is density bonusing

• CNV rental housing analysis

• Density bonusing & market and non-
market rental 

• Urban design, pedestrian streetscapes 
and densityand density

• Density bonus options to generate a 
moderate amount of rental housing, a 
medium amount and a higher amount

• “Sense of place” & community identity 
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P bl PPreamble- Process
Stakeholder Committee (cont’)

The Stakeholder Committee members were 
asked for input on the CLPS, considering the 
community’s needs as a whole, as well as for 
the group they were representingthe group they were representing.

All of the information in this document was 
presented to the Stakeholder Committee. 

The Stakeholder Committee has made 
recommendations on density bonusing and 
h i ht f t l h i ll thheight for rental housing, as well as on other 
items.
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P bl PPreamble- Process
Stakeholder Committee (cont’)

Staff will be putting forward the Stakeholder 
Committee’s recommendation as the preferred 
option.

Staff will suggest, later in this document, ways 
in which to follow through on some of the 
Stakeholder Committee’s recommendations 
from a technical point of view.

July 2008 | Slide 11



P bl PPreamble- Process 

First Open House              
October 2007

The first CLSP Open House was analysis 
oriented (found on the CNV website), 
including the topics of:

• Short history of land use in CNV

• Current land uses in CLPS

• Ratios of lot improvement /lot value as an 
i di t f d l t t ti lindicator of redevelopment potential, 
including rental housing properties 

• Current rental housing “snapshot” in CNV

• Community design & streetscapes• Community design & streetscapes  

• Transportation 

• Others

There was a limited number of visitors for 

this Open House.
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P bl PPreamble- Process 

Second Open House May 2008

The second Open House was very wellThe second Open House was very well 
attended. It was held on two consecutive 
afternoons/evenings (3pm-9pm) to allow for 
flexibility for residents to attend, including 
seniors. There was an accompanyingseniors. There was an accompanying 
questionnaire; the results overview can be found 
in the Appendix. 

The topics covered (material found in the 
“Background Information” section of thisBackground Information  section of this 
document) included:

• Overview of process 

• Research resultsResearch results

• Density bonusing options to generate a 
moderate amount of rental housing, a 
medium amount and a higher amount 

• Public Open Space Plan

• Past density transfer projects 

• OCP context for the CLPS, including social 
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g
sustainability, sense of place, economic 
development, environment, etc. 



Background InformationBackground Information
from the May 2008 Open House
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C t tContext
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C t tContext (cont’)

July 2008 | Slide 16



C t tContext (cont’)
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F t & Fi L d UFacts & Figures- Land Use
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F t & Fi L d UFacts & Figures- Land Use (cont’)
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Facts & Fig res Land UseFacts & Figures- Land Use (cont’)
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Facts & Figures-Facts & Figures-
Rental Housing
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Facts & Figures-g
Rental Housing (cont’)
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Research O er ieResearch Overview
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Density BonusingDensity Bonusing
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OCP Context:
Sense of Place
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OCP Context:OCP Context:
Sense of Place (cont’)
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OCP Context:OCP Context:
Community Well Being
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OCP Context:OCP Context:
Land Use & Density
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OCP Context:OCP Context:
Land Use & Density (cont’)
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OCP Context:
Environment 
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OCP Context:OCP Context:
Leisure & Culture
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OCP Context:OCP Context:
Economic Development
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Rental Housing OverviewRental Housing Overview  

There is no status quo with rental housing.

If we do nothing, the City loses rental 
housing  properties  to deterioration or 
redevelopment for condos.

There are currently no provincial, nor 
federal, programs to create new rental 
housinghousing.

The municipal option for encouraging the 
retention of older stock and the  creation of 
new rental housing  would be through 
density  bonusing for the development 
community to offset the cost of building 
rental unitsrental units.

Overall, the private sector does not perceive 

rental housing as a profitable investment
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rental housing as a profitable investment.  



Rental Housing OverviewRental Housing Overview
(cont’)

Very few rental housing units have beenVery few rental housing units have been 
built over the last 25-30 years in CNV.

In today’s market, construction materials & 
labour costs make the creation of new rental 
housing or maintaining the older ones even 
less attractive financially; the rents do not 

cover the investmentscover the investments.

CNV currently has provisions for density 
bonusing for affordable/rental housing in the g g
OCP. 

The CLPS would create a framework for 
density bonusing for affordable housing-
something that we are already doing on a 
site by site basis. 
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Rental Housing Overview

Most of the current rental housing stock was 
built in a few boom years as a result of a

Rental Housing Overview
(cont’)

built in a few boom years as a result of a 
federal tax policy.

Unfortunately, most of this rental stock is 
also deteriorating within roughly the same 
time period.

It would be important  to implement the p p
rental housing density bonus incrementally –
so that CNV is not in the same situation in 
30 years. 

The research has also shown that with a 
potential increase in housing over time, 
office space/retail capacity also has to be 
considered to maintain the labour force toconsidered to maintain the  labour force to 
jobs ratio. 

Civic amenity capacity  would also have to 
correspond to the potential increase in
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correspond  to the potential increase in 
population.



Technical Background 
I f ti D itInformation on Density 

Bonusing for Rental 
Housingg

presented to the Stakeholder Committee
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Number Crunching:Number Crunching:
Market & Non-Market Rental

Market Rental Housing =Market Rental Housing 

Rental units rented @ a rate the market will 
bear 

Non-Market Rental Housing =

Rental units given to the City at no cost to the 
City, administered by a non-profit society

In order for the development community to 
build both market & non-market rental units, 
their costs have to be covered. Rental rates 
do not cover the investment costs.

Density bonusing is a way to cover the 
t ti t f t l itconstruction costs of rental units.

The profit from the density bonus 
condominium units finance the rental units
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condominium units  finance the rental units.



Number Crunching:Number Crunching:
Market & Non-Market Rental (cont’)

Rental Property Redevelopment ScenarioRental Property Redevelopment Scenario

Market Rental Ratio:

1 unit of market rental needs 1 condo unit = 

100% bonus

Example: Existing 10 units of rental

10 units already zoned

10 new market rental units

+10 bonus condo units

30 units total
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Number Crunching:Number Crunching:
Market & Non-Market Rental (cont’)

Rental Property Redevelopment ScenarioRental Property Redevelopment Scenario

Non-Market Rental Ratio:

1 unit of non-market rental needs 3 condo unit 
bonus = 300% bonus

Example: Existing 10 units of rental

10 units already zoned

10 new non-market rental units

+30 bonus condo units

50 units total50 units total
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Number Crunching:Number Crunching:
Market & Non-Market Rental (cont’)

Maintaining Existing Market RentalMaintaining Existing Market Rental 

Housing Scenario

Possible Process

An owner could apply to Council for a rezoning 
with an attached business plan, with a cost 
outline. The amount of density bonus applied 
for would correspond to the cost outlinefor would correspond to the cost outline. 

Further study is needed on the process for  the 
density bank. 
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Who Could Apply for aWho Could Apply for a 
Density Bonus?
Who?

E i ti t l t Existing rental property owners

 To maintain/upgrade existing rental 
buildings

 To redevelop their property for condosTo redevelop their property for condos 
and replace all existing rental units (to 
be market or non-market)

 Developers wishing to build new rental 
housing

How?

Apply to Council for a rezoning Apply to Council for a rezoning

Where?

 Density Bonusing framework for rentalDensity Bonusing framework for rental 
housing applies to the Central Lonsdale 
Planning Study boundaries 

 Other areas allowed on a case by case 
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basis, as per OCP



Who Could Buy BonusWho Could Buy Bonus 
Density?

Who?Who?

 Any property owner

How?

 From a density bank

 Further study needed on process 

Where?

 Central Lonsdale Planning Study area 
property

Why?

 It makes financial sense to a developer 
while supporting rental housing in thewhile supporting rental housing in the 
CLPS area
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OCP Amendments for 
Density Bonusing for Rental 
Housing:
Technical ToolsTechnical Tools
FSR Limits for Applying for a Density Bonus 

 Applies to those property owners who build 
new or maintain exiting rental unitsg

Existing OCP for Non-Rental Properties

 Those property owners that do not have any 
rental units abide by the existing OCP for FSR 

Height Limits for Buying Density

H i ht li it i b f t t l th Height limits in number of storeys control the 
FSR for buying density

 Based on a 6500 sq ft tower floor plate (80’ x 
80’))

Existing OCP Height Limits for Rezoning 

without Buying Density 
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 Those property owners that do not buy density 
abide by the existing OCP height limits



Stakeholder Committee 
Recommendations for  
Density Bonusing for 

Rental Housing
and other related itemsand other related items
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Stakeholder Committee 
Terms of Reference 

Stakeholder Committee members were expected  
t t th i i hto represent their peer group, ie, home owners or  
business owners, as well as the community  
needs as a whole. 

The members were presented with a significant 
amount of technical information to consider,  
some of which is included in the preceding 
section of this document Other topicssection of this document.  Other topics 
presented/discussed included:

 Short history of rental housing in CNV

 Challenges faced by rental property g y p p y
owners

 Challenges faced by renters

 Proformas (number crunching) on costs 
f k & k lfor non-market & market rentals 

 Urban design/streetscape design 
principles
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Stakeholder Committee 
Terms of Reference (cont’)

 Ideas of “complete communities” as per 
th OCP i l di ffi & i ithe OCP, including office space & civic 
amenity considerations

 Density, FSR, Zoning, OCP relationships

 Density bonusing toolsDensity bonusing tools

 Others  

The Stakeholder Committee members were 
presented 3 density bonus options by staff to  
provide incentives to the development community  
to create new or repair existing rental housing.  
The three options would create:The three options would create:

 A modest amount of rental housing

 A medium amount of rental housing

 A higher amount of rental housing 

The Stakeholder Committee was asked to make 
recommendations on rental housing, office space 
& i i i i f h CLPS
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Stakeholder Committee 
Recommendations-
Stakeholder Option

The Stakeholder Committee almost 
unanimously chose a hybrid scenario of the 
modest scenario for north of 17th Street and the 
medium scenario for south of 17th Street.  See 
following density bonus maps.

Other refinements to the hybrid option included:

• A height limit of 10 storeys north of 
17th Street

• Maximum tower floor plate of 80’ x 80’

• Tower setbacks above podium 20’ on 
side streets, 50’ on Lonsdale Ave

• Towers should have a separation of 150’
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Stakeholder Committee 
Recommendations-
Stakeholder Option-
Density MapDensity Map  
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Stakeholder CommitteeStakeholder Committee 
Recommendations-
Existing OCP Density Map
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Stakeholder Committee 
Recommendations-
Stakeholder Option-
Height Map in StoreysHeight Map in Storeys  
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Stakeholder CommitteeStakeholder Committee 
Recommendations-
Existing OCP Height Map
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Stakeholder Committee Sta e o de Co ttee
Recommendations-
Excerpts 

Supports retention and creation of market and 
non-market rental housing.

Rental housing important for those in theRental housing important for those in the 
service industry.

Supports diversity in people living on the North 
Shore to keep Central Lonsdale vibrant and p
“complete”- including family sized rental units. 

Recognizes that the rental housing stock is 
aging. 

Recognizes that without assistance, we will 
continue to lose rental housing to condos or 
deterioration. 

Rental housing units: maintain current unit 
count.
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Provision of non-market rentals.   



Stakeholder CommitteeStakeholder Committee
Recommendations-
Further Technical Studies

Recommends massing and view studies. 

Recommends design guidelines for 
architectural excellence.

Recommends design guidelines for the 
pedestrian streetscape. 

Consider relaxing the rental unit parking 
requirements.

Recommends transparency in process. 

Supports  the proposed staff Public Open 
Space Concept.Space Concept.

Office space and retail space will need to 
reflect the increase in population. 
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Technical Solutions forTechnical Solutions for 
Stakeholder Committee’s 

Recommendations 
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Technical Solutions for
Recommendations: 
Urban Design Guidelines

Urban Design Guidelines 

The Stakeholder Committee recommended a 
number of design oriented tools to ensure  
quality design. The urban design guidelines 
can address the following items:

• Design guidelines for architectural 
excellenceexcellence

• Guidelines for pedestrian streetscape

• Massing and view studies

July 2008 | Slide 55



Technical Solutions forTechnical Solutions for
Recommendations: 
Urban Design Guidelines
Stakeholder Committee Preferences

Respecting Character Elements on Lonsdale 
Ave.

• 2 and 3 storey heights with podiums to 
reflect the existing character of Lonsdale 
Ave. 

• Towers set back 50’ from Lonsdale AveTowers set back 50  from Lonsdale Ave.
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Technical Solutions forTechnical Solutions for
Recommendations: 
Urban Design Guidelines

Stakeholder Committee Preferences  

Vibrant Storefronts & Views on Lonsdale 
Avenue

• 20’-25’ small shop frontages to maintain 
pedestrian vibrancy and interest

• Well designed public open space

• Maintain mountain views 

July 2008 | Slide 57



Technical Solutions forTechnical Solutions for
Recommendations: 
Urban Design Guidelines

Stakeholder Committee Preferences  

Apartment Residential Streets-Character 
Elements

• Existing lush green setbacks give a quieter 
residential flavour 

• Existing 2 or 3 stories can be reflected in 2 
or 3 storey podiums 
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Technical Solutions for
Recommendations: 
Staff Public Open Space Concept
for Lonsdale Avenuefor Lonsdale Avenue 
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Technical Solutions for
Recommendations: 
Staff Public Open Space Concept 
for the Side Streetsfor the Side Streets 
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Technical Solutions forTechnical Solutions for
Recommendations: 
Office & Retail Space 

The Stakeholder Committee “believes that 
office space is critical for a balanced 
community” and “equally important is the 
retention and development  of the retail p
environment on Central Lonsdale”.

The following would be incremental technical 
solutions for commercial/retail increasing to 
match the population growth:match the population growth:

Proposed Zoning Changes:
Current Urban Corridor Area (OCP)Current Urban Corridor Area (OCP)

• Lonsdale Avenue to the first laneway 
east & west from  21st Street and 17th

Street

• Lonsdale Avenue to the first laneway 
east & west from 13th Street to 8th

Street

• Currently mixed use residential &
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• Currently mixed use, residential & 
commercial



Technical Solutions forTechnical Solutions for
Recommendations: 
Office & Retail Space (cont’)

• Proposed  mixed use, residential & 
commercial with a minimum of 1.0 FSR 
below 3 stories required if there is a 
rezoningrezoning. 

Proposed Zoning Changes:
Current Town Centre Area (OCP) & MoreCurrent Town Centre Area (OCP) & More 

• Bounded by Chesterfield Avenue, 17th

Street, St. Georges Avenue  & 13th

Street 

• Currently mixed use with a min. of 1.0 
FSR for office/commercial below the 3rd

storey

• Proposed mixed use with a minimum• Proposed mixed use with a minimum 
of 1.5 FSR below the 3rd storey
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Technical Solutions forTechnical Solutions for
Recommendations: 
Office & Retail Space (cont’)

Proposed Zoning/OCP Changes:

Level 5 Residential (OCP) in CLPS 

• Bounded by Chesterfield Avenue West• Bounded by Chesterfield Avenue, West 
23rd Street, the west back lane behind 
Lonsdale Avenue and West 17th Street 

• Bounded by St. Georges Avenue, East 
13th S f13th Street , back lane east of Lonsdale 
Avenue & East 22nd Street

• Currently residential only

Proposed mixed use residential with• Proposed mixed use, residential with 
live / work units on the ground
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Technical Solutions forTechnical Solutions for
Recommendations: 
Office & Retail Space (cont’)

Recreation / Creative Community Hub

• Boundaries - See Stakeholder 
Committee Density Map

• Needs further study, linked with the 
Harry Jerome Recreation Centre 
process

S f 2300• Suggest that the west side of the 2300 
block of Lonsdale Ave.  be included in a 
further study 

• Some of the preliminary ideas from the p y
CLPS include networking opportunities 
for the cultural community, as well as 
local studio space, create synergies 
and cross fertilization of ideas

• Based on some ideas adapted from 
Richard Florida and the notion of 
creative and competitive cities  
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Analysis of Stakeholder y
Committee's 

Recommendations
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Analysis ofAnalysis of 
Recommendations:
Density Bonusing 
Overview

A)  Redevelopment Scenario  

The density bonusing strategy would apply to 
t h ld b ildany property owner who would build new 

market or non-market rental housing. 

New Market Rental Housing

A Ratio of 1:1 Density Bonus:                                  
For every bonus market rental unit, a bonus 
condo unit is needed to pay for the market 
rental-in addition to  the current number of 
allowable unitsallowable units.

New Non-Market Rental Housing

A R ti f 1 3 D it BA Ratio of 1:3 Density Bonus:                                  
For every bonus non-market rental unit, three 
bonus condo units are needed to pay for the 
market rental-in addition to the current 
number  of allowable units.
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Analysis of y
Recommendations:
Density Bonusing 

Overview (cont’) 

B) Upgrade/Repair of Existing Rental
Buildings Scenario

For those rental property owners who wish to 
upgrade or maintain their existing properties, 
the potential density increase through a 
rezoning is shown on the Stakeholder 
C itt R d ti D it MCommittee Recommendations: Density Map.   
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Analysis of y
Recommendations:
Density Bonusing 

New Market Rental Housing

Current 1.6 FSR to Proposed 3.0 FSR-
North  of 17th Street

• Many older rental buildings in these 
areas

• To achieve the full OCP 1.6 FSR 
potential  for market rental housing p g
today, it would require 3 times the 
density, an FSR of 4.8.

• The impact of the Stakeholder  
Committee recommendation of 3 0 FSRCommittee recommendation of 3.0 FSR 
on the redevelopment of existing rental 
housing properties would result in the 
replacement of less than half of the 
current number of market rental unitscurrent number of market rental units.  
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Analysis of y
Recommendations:
Density Bonusing 

New Market Rental Housing  

Current 1.6 FSR to Proposed 3.5 FSR-
South of 13th Street

• Some older rental buildings in these 
areas.

T hi th f ll OCP 1 6 FSR t ti l• To achieve the full OCP 1.6 FSR potential 
for market rental housing today, it would 
require 3 times the density, an FSR of 4.8. 

• The impact of the Stakeholder• The impact of the Stakeholder  
Committee recommendation of 3.5 FSR 
on the redevelopment of existing rental 
housing properties would result in the 
replacement of a little over half of thereplacement of a little over half of the 
current number of market rental units.
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Analysis of y
Recommendations:
Density Bonusing 

New Market Rental Housing

Current 2.3 FSR to Proposed 3.5 FSR 

Th ll h 2 3• These areas generally have 2 or 3 
storey mixed use buildings, with 
retail/office at the first 2 storeys and 
sometimes, rental units on the third 
levellevel.

• Not a significant number of existing 
rental units

• The impact of the Stakeholder  
Committee recommendation of 3.5 
FSR on the redevelopment of existing 
rental housing properties would resultrental housing properties would result 
in the  creation of  roughly ¼  of the 
total development potential of housing 
units for market rental housing . 
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Analysis of y
Recommendations:
Density Bonusing 
New Market Rental HousingNew Market Rental Housing

Current 2.6 FSR to Proposed 4.0 FSR

• There are some rental buildings in this 
areaarea.

• The current rental buildings  that 
approach the 2.6 FSR density are 
concrete high-rise buildings, are in good 
condition and financially feasible to 
maintain.  

• To achieve the full OCP 2.6 FSR of rental 
market housing today, it would require 3 g y, q
times the density, an FSR of 7.8.

• The impact of the Stakeholder  
Committee recommendation of 4.0 FSR 
on the redevelopment of existing rentalon the redevelopment of existing rental 
housing properties would result in the 
creation of less than half of the current 
number of market rental units.  
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Analysis of y
Recommendations:
Density Bonusing 

New Non-Market Rental Housing

Current 1.6 FSR to Proposed 3.0 FSR-
North  of 17th Streeto t o t St eet

• Many older rental buildings in these 
areas.

• To achieve the full OCP 1.6 FSR for 
non-market rental housing today, it 
would require 5 times the density, an 
FSR of 8.0.

• The impact of the Stakeholder  
Committee recommendation of 3.0 
FSR on the redevelopment of 

i ti t l h i tiexisting rental housing properties 
would result in the replacement  of 
roughly a quarter of the current 
number of rental units with non-
market rental units
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Analysis of y
Recommendations:
Density Bonusing 

New Non-Market Rental Housing

Current 1.6 FSR to Proposed 3.5 FSR-
South of 13th Street

• Some older rental buildings in these 
areas.

T hi th f ll OCP 1 6 FSR• To achieve the full OCP 1.6 FSR 
potential for non-market housing , it 
would require 5 times the density, an 
FSR of 8.0.

• The impact of the Stakeholder  
Committee recommendation of 3.5 
FSR on the redevelopment of 
existing rental housing propertiesexisting rental housing  properties 
would result in the replacement of 
under half of the current number of 
rental units with non-market rental 
units.
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Analysis of y
Recommendations:
Density Bonusing 

New Non-Market Rental Housing

Current 2.3 FSR to Proposed 3.5 FSR 

• These areas generally have 2 or 3 
storey mixed use buildings, with 
retail/office at the first 2 storeys and 
sometimes, rental units on the third 
l llevel.

• Not a significant number of existing 
rental units.

• The impact of the Stakeholder  
Committee recommendation of 3.5 
FSR on the redevelopment of 
existing rental housing propertiesexisting rental housing properties  
would result in the creation of less 
than ¼  of the total development 
potential of housing units for non-
market rental units..

July 2008 | Slide 74

market rental units..  



Analysis of y
Recommendations:
Density Bonusing 

New Non-Market Rental Housing

Current 2.6 FSR to Proposed 4.0 FSR

• There are some rental buildings in 
this area.

• To achieve the full OCP 2.6 FSR 
potential for non-market rental 
housing, it would require 5 times the 
density, an FSR of 13.0.

Th i t f th St k h ld• The impact of the Stakeholder  
Committee recommendation of 4.0 
FSR  on the redevelopment of 
existing rental housing properties 
would result in the replacement ofwould result in the replacement of  
one quarter of the current number of 
market rental units with non-market 
rental units.
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Analysis of y
Recommendations:
Density Bonusing 

Update and Repair of Existing Rental 
Buildings

Most of the areas in the Central Lonsdale 
Planning Study that have significant existing 
rental housing properties will have at least a 1.4 
FSR density bonus capacity. Once this density is 
sold, it will more than cover the expenses of 
upgrades and/or additional rental units for the 
those building that have some left over FSR on 
their site.

S f h li i hi kiSome of the preliminary thinking on process 
revolved around existing rental property owners 
bringing forward a business plan to a rezoning 
for consideration. The amount of density 
bonusing requested when translated intobonusing requested, when translated into 
dollars, would correspond to the amount needed 
for upgrades and/or added rental units.
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Analysis of y
Recommendations:
Density Bonusing 

Proposed New OCP Height Limits for 
Density Bonusing

Buying Density and Redeveloping with Rental uy g e s ty a d ede e op g t e ta
Housing Units 

The proposed new OCP Height limits applies only 
to those properties for which density is bought for y g
or those that provide rental housing units 
accordingly. It cannot be achieved through a 
rezoning only. 

Current 1.6 FSR to Proposed 3.0 FSR- North  
of 17th Street:  Development with Market 
Rental Units 

This is the area where most of the existing rental 
housing properties are located. The Stakeholder 
Committee recommended height of 10 storeys is 
feasible for providing small rental units through 
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Analysis of y
Recommendations:
Density Bonusing 

Proposed New OCP Height Limits for 
Density Bonusing

Current 1.6 FSR to Proposed 3.0 FSR-
North  of 17th Street: Development with 
Market Rental Units (cont’)

The assumptions are a 6500 sq ft tower floor 
l t ith ll it th h tplate with small units throughout. 

A more comfortable height would be 12-15 
storeys, where there could be a variety of unit 
sizes including family sized units both forsizes, including family sized units both for 
market rentals and strata units.  

Buying Density Outright

The proposed 10 storey height would provide 
enough capacity to absorb significant density. 
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Recommendations:
Density Bonusing 
Proposed New OCP Height Limits for 
Density Bonusing

Current 2.6 FSR to Proposed 4.0 FSR
D l t ith M k t R t l U itDevelopment with Market Rental Units 

Depending on the size of the lot assembly, the 24 
storeys for a development to include density 
bonusing for market rental housing would be abonusing for market rental housing would be a 
very comfortable height to include family sized 
units for the market rentals and the strata units.  

The assumptions are 6500 sq ft tower floor plateThe assumptions are  6500 sq ft tower floor plate 
with commercial/ retail for the first 3 levels.

Buying Density Outright

Depending on lot assembly sizes, the proposed 
24 storey height would provide enough capacity 
to absorb significant density.
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Analysis of y
Recommendations:
Density Bonusing 

Conclusions 

This is a long term planning study, examining 
municipal tools with which to at least maintain the p
existing number of rental units, as well as address 
related issues.

The preferred option in this density bonusing 
strategy is the retention and upgrading of existing 
rental housing stock, as older housing stock will 
always be somewhat more affordable than new 
market rental units.

If we look at just the redevelopment potential of 
existing rental housing properties, with the 
Stakeholder Committee’s recommendations of 
height and density it will replace at best half of theheight and density, it will replace at best, half of the 
existing rental housing units. There will continue to 
be a net loss of rental units over time, even with 
density bonusing.
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Recommendations:
Density Bonusing 

Conclusions (cont’)

However, if these density bonusing incentives 
prove to be attractive enough to all property 

(i l di t l t )owners (including rental property owners) 
wishing to redevelop, the City may be able to 
maintain the current count of rental units over 
time.

One of the key aspects that make Central 
Lonsdale, and indeed, the City of North 
Vancouver, a more complete community is the 
availability of a variety of shops and servicesavailability of a variety of shops and services 
within a 20 minute walking distance. This 
retail/service/commercial core along Lonsdale 
Avenue is part of the vibrancy that creates a 
higher quality of life for residents.higher quality of life for residents.  
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Analysis of y
Recommendations:
Density Bonusing 

More affordable housing choices, including 
rental housing, would allow more of the 
retail/service sector workers live and work in the 
same community. It may become more difficult 
over time for retail/service oriented businesses 
to fill their vacancies as potential employees 
chose to live and work where there is more 
affordable housing. 

“Part of attracting a diverse workforce [including 
retail/service industry workers] requires offering 
a range of housing choices, including type, size 
and tenure Housing choice is also important toand tenure. Housing choice is also important to 
ensure that the City maintains social 
sustainability. 

” City of North Vancouver Economic Development City of North Vancouver Economic Development 
Strategy,2008, Final Draft, Goal B-6
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Overview of the 
Second Open House
Questionnaire
The Second Open House Questionnaire fromThe Second Open House Questionnaire from 
May 13-14th, 2008 reveal significant support for 
a diversity of housing, including rental housing, 
as well as for density bonusing to achieve the 
creation of rental housingcreation of rental housing.

The Open House both days were consistently  
well attended.

“Where Do You Live”
87 people filled out the questionnaire. 83.9% of 
the respondents live in the CNV, with 48.3% 
living in the Central Lonsdale area.g

“Where do you Work”
31% of the respondents work in the CNV, with 
18.4% working in the Central Lonsdale area. 
24.1% indicated that they were retired.

“Rental Property Owner”
14.9% of the respondents were rental property 

82 8% t t l t
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Overview of the 
Second Open House
Questionnaire (cont’)

“Rental Property Tenant”
10.3% of the respondents were living in a rental 
property in the study area. 88.5% of those who 
filled out the questionnaire were not living in 
rental property in the study area. 

“Business Owners”  
5.7% of the respondents indicated that they 
were business owners in the study area. 92% 
wrote that they were not business owners.

“Housing Diversity”
90 8% f th d t i di t d th t th90.8% of the respondents indicated that they 
were in favour of housing diversity, including 
rental housing, ranging from somewhat 
supportive to strongly supportive.  
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Overview of the 
Second Open House
Questionnaire (cont’)

“Density Bonusing for Rental Housing”
54% of the respondents indicated that they were 
in favour of density bonusing to create market 
and non-market rental housing, ranging from 
somewhat supportive to strongly supportive.
36.8% of the respondents indicated that were 
not in favour density bonusing for the creation of 
market & non-market housing. 

“Market Rental Density Bonus-
One additional market rental needs one 
additional bonus condo”
51% f d t i di t d th t th i51% of respondents indicated that they were in 
favour of a density bonus for market rental 
housing, ranging from somewhat supportive to 
strongly supportive. 40.2% of respondents were 
not in favour of density bonusing for marketnot in favour of density bonusing for market 
rental housing. 

July 2008 | Slide 86



Overview of the 
Second Open House
Questionnaire (cont’)

“Non-Market Rental  Density Bonus-
One additional non-market rental needs three 
additional bonus condo units”
39%of the respondents  were in favour of 
d it b i f k t t l idensity bonusing for non-market rental, ranging 
form somewhat supportive to strongly 
supportive. 49.4% were not in favour. 

“Bonusing for Civic Amenities”Bonusing for Civic Amenities
55.1% of respondents were in favour of
bonusing for civic amenities, ranging from 
somewhat supportive to strongly 
supportive 36 8% were not in favoursupportive.36.8% were not in favour.

“Bonusing for Office Space”
51.7% of respondents were in favour of 
bonusing for office space, ranging frombonusing for office space, ranging from 
somewhat supportive to strongly supportive. 
31.0% were not in favour. 
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Overview of the 
Second Open House
Questionnaire (cont’)

“Public Realm & Open Space”
There was strong overall support for a variety of 
Public Open Space Concepts that were 
displayed at the Second Open Housedisplayed at the Second Open House.

“Sense of Place & Urban Design”
Generally, there was strong support for a variety 
of quality design issues with the top two itemsof quality design issues, with the top two items 
being pedestrian friendly streetscape and small 
storefront character on Lonsdale Avenue. 
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O i f thOverview of the 
Youth Week Questionnaire

A separate youth specific questionnaire wasA separate, youth specific questionnaire was 
distributed at the May Youth week held at the 
CNV Skate Park. 47 people responded.

“The walking environment on Lonsdale AvenueThe walking environment on Lonsdale Avenue 
and the surrounding neighbourhood needs 
improvement.”
76.2% of the respondents agreed with the above 
statement, ranging from somewhat agree tostatement, ranging from somewhat agree to 
strongly agree .

“ The streets and sidewalks should consider 
pedestrians more than vehicles.”p
88.2% of the respondents agreed to the above 
statement, ranging from somewhat agree to 
strongly agree.

“Improving the quality of parks and green space 
in Central Lonsdale is important.”
There was 100% agreement with the above 
statement, ranging from somewhat agree to 
t l
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Overview of theOverview of the 
Youth Week Questionnaire

“Central Lonsdale should have a full range ofCentral Lonsdale should have a full range of 
housing choices for everyone ( youth, adults, 
seniors).”
92.9% of the respondents agreed with the above 
statement, ranging  from somewhat agree to , g g g
strongly agree. 

“There are lots of arts & recreational 
opportunities in Central Lonsdale.”
76% of the respondents agreed with the above 
statement, ranging from somewhat agree to 
strongly agree. 
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