
 

355 West Queens Road
North Vancouver BC V7N 4N5

www.dnv.org
(604) 990-2311

 

Document: 3716012 

 

FREQUENTLY ASKED QUESTIONS - 600 WEST QUEENS ROAD 

 
This document provides answers to common questions received regarding the 
proposed OCP Amendment and Rezoning Bylaws for the development at 600 West 
Queens Road (former Delbrook Community Centre, PLN2018-00042). 

1. Building size and location 

o The proposed building size and location results from combining two uses 
(non-market rental housing and seniors respite care) in the interest of 
maximizing the remaining park land. Should these uses be separated into 
two buildings, portions of the future park land would be compromised.  

o Combining the two uses into one building also creates economies of scale 
benefits (one parkade, one construction process, shared utilities etc) that 
reduce the cost of both the non-market housing and the seniors’ care 
facilities. 

o BC Housing has indicated a sufficient number of units are needed for 
optimal management and use of resources to meet funding objectives. 

o Both the uses, along with park use and childcare, were envisions through 
the Delbrook Deliberative Dialogue public consultation process. 

o The building location and height mitigates the impacts to the tennis courts. 
The upper floors are also set back to mitigate impacts to the east and west 
neighbours. 

2. Building height relative to adjacent neighbours to the west 

o The zoning bylaw sets the overall parameters for zoning on the site but 
does not set the architectural form and character development permit (DP) 
parameters. Since zoning introduction, the building has been modified to 
reduce the western end to 3 stories above the parkade / residential lobby 
level. The parkade and residential lobby are fully out of the ground at the 
south-west corner due to the lot slope. This a similar condition for the 
apartment building located at 678 W. Queens Rd.  
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o The red highlighted area in the illustration below shows the approximate 
portion of the building removed since the first submission. 

 

3. Building distance from neighbouring property lines 

o Since introduction of bylaws, top 2 storeys on the west side have been 
further set back. The distance from the neighbouring property lines are as 
follows: 

Level Distance from west 
neighbour property line 

Distance from east 
neighbour property line 

Parkade to 
Level 3 

~21ft (6.4m) ~80ft (24.4m) 

Level 4 and 5 ~51ft (17.3m) to 44ft (12.4m) ~80ft (24.4m) 

 

o The illustration below shows the distance between neighbouring property 
lines. 

o  
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4. Revised Drawings 

o The revised drawings have been included in the public hearing package 
available online 
http://app.dnv.org/OpenDocument/Default.aspx?docNum=3704566 (see 
Architectural Plans (second submission)) and at the Clerk’s Department at 
District Hall. You can contact the planner Kevin Zhang (zhangk@dnv.org) 
if you’d like him to review the changes with you.  

5. Parks Planning Process 

o The draft 2019 budget includes a request to develop a conceptual park 
plan based upon the preliminary public feedback through the Delbrook 
Deliberate Dialogue process. If funding is approved, a consultant would be 
engaged in the spring, and the project would continue through 2019. The 
conceptual park planning process will include public consultation.  

o Following Council approval of the park plan, capital budgets will be 
developed for the park improvements.  

6. Tennis Courts 

o The existing tennis courts will remain operational for the foreseeable 
future. The location of the proposed building accommodates the tennis 
courts. Future decisions regarding the tennis courts will be arrived at 
through the parks planning process. 

7. DNV Financial Contribution 

o The District’s waived fees associated with this project is estimated at $3.3 
million dollars (including permit fees, DCCs, forgone CACs and off-site 
improvements). 

8. Tenant Eligibility 

o The affordability of the units are secured by the District through a property 
lease. The rental tenancies will be managed by Catalyst. Anyone who 
applies to live in the building will be required to meet the income eligibility 
requirements. Annual tenant eligibility review will be conducted by 
Catalyst.  

9. Change in Eligibility 

o For those tenants that are fortunate enough to have gained increases in 
their annual incomes, the Catalyst team will work with them to find 
appropriate housing. Catalyst typically provides up to one year for this 
transition for their tenants as the increases in income may be temporary, 
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or finding other housing, even with increases in annual incomes, may be 
challenging. Catalyst would take into consideration circumstance such as 
a tenant getting a contract or commission that was unexpected and is not 
anticipated to form part of the tenant's anticipated regular income.  

o Catalyst’s first choice would be to find alternative housing within the 
tenant’s income range (and at the development if, for example, the tenant 
now qualifies for a one bedroom rather than a studio). Following that first 
year of higher than usual income, and assuming they are not able to find 
another unit, the tenant would be given extended notice as described 
above. 

10. Planning Process and Timing 

o The Delbrook Deliberative Dialogues planning process occurred in 2015-
2016. Catalyst Community Developments Society (applicant and operator) 
submitted the application May 17, 2018 and held a Public Information 
Meeting on May 30, 2018. 

o The public hearing scheduled for September 18th, 2018 is for the OCP 
Amendment and Rezoning bylaws. The zoning bylaw establish the use, 
density, setbacks and other general parameters for the site.  

o Should the OCP Amendment and Rezoning bylaws be adopted by 
Council, a Development Permit application will be submitted. At the 
Development Permit application stage, details such as the design of the 
building, servicing, construction traffic management will be reviewed 
further. 

11. Construction Management Plan 

o As per standard practice, a Construction Management Plan will be 
required to be submitted and approved as part of a Development Permit 
Application and Engineering Service Agreement. 

12. Unit Mix 

o The proposal is targeted towards residents who want to continue to live 
and work in the District, but face a shortage of affordable, suitable 
housing. The unit types and variety are intended to accommodate a range 
of seniors, singles, couples, and families who work in our local 
businesses, service organizations, and the customer service industry and 
who want to live close to where they work. There are 16 studios, 42 one-
bedrooms, 16 two-bedrooms, and 8 three-bedrooms. The units are also 
geared to the “missing middle”, young families who are having their first 
child and would like to remain renting in the District as well as to seniors. 
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The housing needs of the above groups have been determined to be 
primarily studios, one bedrooms, and some two bedroom units. 

13. Parking 

o The proposal includes a total of 84 parking spots (61 residential, 9 visitor, 
2 surface, and 12 Care BC staff spaces). The parking rate of 0.88 
spaces/unit is based on a transportation engineering report prepared by 
Bunt and Associates citing the observed parking demands at existing non-
market rental developments on the North Shore. The report further 
suggests Transportation Demand Management strategies such as 
exploring car-share opportunities and increasing cycling infrastructure. 
The site is also on a future Frequent Transit Network (Queens). The report 
is available at 
http://app.dnv.org/OpenDocument/Default.aspx?docNum=3704566 (see 
parking variance memorandum) 

o The proposal includes secured bike storage at rates of one space per 
studio and one-bed units and two spaces per two-bed and three-bed units. 
This results in a total of 106 residential bike parking (85 residential and 21 
for residential visitors and staff). 

14. Workforce Housing 

o The term “workforce housing” emerged from Catalyst as a means of 
putting a name to the demographics of some likely future residents. Many 
people who work in the District of North Vancouver cannot afford to live 
here, resulting in longer commute times, which contribute to traffic 
congestion. While this development is not required to be occupied by 
workers, it is acknowledged that many people who work in our local 
businesses, service organizations, and the customer service industry 
cannot afford housing in the community. 

15. Affordability Framework 

o The affordability framework that Catalyst will commit to from occupancy of 
the project is as follow: 

 100% of the units will be affordable to households earning at or 
below the area median income (for the District of North Vancouver), 
paying no more than 30% of gross annual household income on 
rent; 

 25% of all units will rent at Housing Income Limits (HILs) as 
specified by BC Housing annually; 
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 Tenant eligibility is determined by checking that household income 
is at or below the corresponding maximum household incomes; 

 All units in the development are at least 10% below market rents; 
and 

 The development as a whole will achieve at least 20% below 
market rents. 

o Catalyst is also pursuing external grants with BC Housing, CMHC, and 
other organizations. Should these capital grant applications be successful, 
deeper levels of affordability may be achieved. 


