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NOTICE OF SPECIAL 

MEETING OF COUNCIL 

 
 

SPECIAL MEETING OF COUNCIL 
 

JULY 27, 2026 AT 6:00 PM 
 

Notice is hereby given that a Special Meeting of Council will be held in the 
Council Chamber and electronically (hybrid) from City Hall, 141 West 14th 
Street, North Vancouver, BC on July 27, 2026, commencing at 6:00 pm. 
 
Members of the public are advised that the purpose of this meeting is for 
Council to consider the Rezoning Application for 835 and 845 West 15th 
Street. 
 
This meeting will be held virtually and projected in the Council Chamber for 
members of the public who wish to attend in person. It will also be 
livestreamed at cnv.org/livestream. 
 
Members of the public may access the open meeting agenda on the 
Council Meetings Agenda webpage at cnv.org/CouncilAgenda. 
 
 

  
Amelia Cifarelli 
Corporate Officer 
Posted:  July 24, 2026 

https://www.cnv.org/City-Hall/Council-Meetings/Council-Meeting-Live-Streaming
https://www.cnv.org/City-Hall/Council-Meetings/Council-Agendas,-Minutes-and-Videos
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Document Number: 2833552 

AGENDA FOR THE SPECIAL MEETING OF COUNCIL HELD IN THE 
COUNCIL CHAMBER AND ELECTRONICALLY (HYBRID) FROM CITY 
HALL, 141 WEST 14TH STREET, NORTH VANCOUVER, BC, ON  
JULY 27, 2026 AT 6:00 PM 

 
 
CALL TO ORDER 
 
APPROVAL OF AGENDA 
 
1. Special Council Meeting Agenda, July 27, 2026 
 
REPORT 
 
2. Rezoning Application – 835 and 845 West 15th Street – File: 08-3400-20-0180/1 
 

Report: Planner 2, July 22, 2026 
 

RECOMMENDATION: 
 

PURSUANT to the report of the Planner 2, dated July 22, 2026, entitled “Rezoning 
Application – 835 and 845 West 15th Street”: 
 
THAT the application submitted by Cascadia-Envirossentials Holdings LP, to rezone 
the properties located at 835 and 845 West 15th Street from a Service Commercial 
(CS-1) Zone to a Comprehensive Development 773 (CD-773) Zone, be considered;  
 
THAT “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2026, No. 9194” (835 and 
845 West 15th Street, CD-773) be considered with no Public Hearing held, in 
accordance with the Local Government Act, Section 464(2); 
 
THAT notification be circulated in accordance with the Local Government Act;  
 
AND THAT the community benefits listed in the section “Community Benefits”, the 
Transportation Demand Measures listed in the section “Parking, Loading and 
Transportation”, the road dedication and off-site works and infrastructure 
improvements listed in the section “Off-Site Works and Infrastructure Upgrades”, and 
the groundwater management measures listed in the section “Groundwater 
Management”, be delivered or secured through agreements, including those listed in 
the section “Legal Agreements”, prior to or concurrently with final adoption. 
 
Item 3 refers. 

 
BYLAW – FIRST READING 
 
3. “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2026, No. 9194” (835 and 845 

West 15th Street, CD-773) 
 

RECOMMENDATION: 
 

THAT “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2026, No. 9194” (835 and 
845 West 15th Street, CD-773) be given first reading. 

 
ADJOURN 
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Document Number: 2831678 

 
 
_________ 
A/Director 

 
_________ 
General 
Manager 

 
 
_________ 
CAO 

 
The Corporation of THE CITY OF NORTH VANCOUVER 

  PLANNING, DEVELOPMENT & REAL ESTATE DEPARTMENT 
 

REPORT 

 
To: Mayor Linda Buchanan and Members of Council  
 
From: Franki McAdam, Planner 2  
 
Subject: REZONING APPLICATION – 835 AND 845 WEST 15TH STREET 
 
Date: July 22, 2026 File No:  08-3400-20-0180/1 
 
 

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

PURSUANT to the report of the Planner 2, dated July 22, 2026, entitled 
“Rezoning Application – 835 and 845 West 15th Street”: 
 
THAT the application submitted by Cascadia-Envirossentials Holdings LP, to 
rezone the properties located at 835 and 845 West 15th Street from a Service 
Commercial (CS-1) Zone to a Comprehensive Development 773 (CD-773) Zone, 
be considered;  
 
THAT “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2026, No. 9194” (835 
and 845 West 15th Street, CD-773) be considered with no Public Hearing held, in 
accordance with the Local Government Act, Section 464(2); 
 
THAT notification be circulated in accordance with the Local Government Act;  
 
AND THAT the community benefits listed in the section “Community Benefits”, 
the Transportation Demand Measures listed in the section “Parking, Loading and 
Transportation”, the road dedication and off-site works and infrastructure 
improvements listed in the section “Off-Site Works and Infrastructure Upgrades” 
and the groundwater management measures listed in the section “Groundwater 
Management”, be delivered or secured through agreements, including those 
listed in the section “Legal Agreements”, prior to or concurrently with final 
adoption. 
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REPORT: Rezoning Application – 835 and 845 West 15th Street  
Date: July 22, 2026 
 

Page 2 of 11 

ATTACHMENTS 
 
1. Context Map (CityDocs 2809544) 
2. Architectural Drawings, dated July 21, 2026 (CityDocs 2833880) 
3. Landscape Drawings, dated June 12, 2026 (CityDocs 2833903) 
4. Public Consultation Summary, dated February 11, 2026 (CityDocs 2776683) 
5. Advisory Design Panel Resolution, dated February 3, 2026 (CityDocs 2772296) 
6. Overview of Zoning Variances (CityDocs 2833714) 
7. “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2026, No. 9194” (CityDocs 2833721) 
 
SUMMARY 
 
This report presents, for Council’s consideration, a Zoning Bylaw Amendment 
application (rezoning) for the subject site, to enable the construction of a 5-storey 
commercial building. This report has been revised after being referred back to staff at 
the regular Council Meeting on July 6, 2026. 
 
BACKGROUND 
 
Applicant: Cascadia-Envirossentials Holdings LP C/O Cascadia 

Green Development
Architect: Shape Architecture 
Official Community Plan Designation Mixed Use Level 2 (MU2) 
Existing Zoning:  Service Commercial (CS-1) 

 
A previous application for this site was presented to Council for introduction at its 
regular Council Meeting on July 6, 2026. Council passed the following resolution to refer 
the report back to staff:  
 

‘THAT the application submitted by Cascadia-Envirossentials Holdings LP, to 
rezone the properties located at 835 and 845 West 15th Street, be referred back 
to staff to assess the feasibility of increasing the amount of parking, and 
addressing other concerns raised, and report back to Council with the findings.’ 

 
In response to Council's direction, staff have worked with the applicant to assess 
options for increasing the onsite parking supply. As a result of this work, the applicant 
has revised the proposal to provide 41 onsite vehicle parking stalls within a two-level 
underground parkade, replacing the previous proposal for 16 stalls within a single-level 
underground parkade. 
 
To support the revised design, the applicant recently submitted a Hydrogeological 
Investigation Report, prepared by GeoPacific Consultants that summarizes the 
groundwater conditions. The report proposed a technical solution to mitigate 
groundwater related risks including impacts to the environment and adjacent sites. The 
assessment recommends a fully tanked underground parkade designed to resist 
hydrostatic pressure and mitigate the need for post-construction groundwater pumping. 
In summary, a “tanked” underground parkade is a parkade that has a waterproof 
membrane beneath the floor slab and around all exterior walls to provide a continuous 
waterproof membrane. This allows groundwater to flow around the building rather than 
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entering the building’s perimeter drains. To facilitate construction, groundwater will be 
temporarily dewatered (i.e. pumped out) during excavation. 
 
Staff have reviewed the Hydrogeological Investigation Report, which concludes that the 
risk of ground subsidence to adjacent properties due to groundwater pumping, as well 
as the long-term risk to the creeks, is low with a tanked parkade system at this site.  
 
Aside from the expanded parking and response to groundwater concerns, the proposal 
is consistent with what was previously presented to Council at the July 6, 2026 meeting. 
 
During the July 6, 2026 Council Meeting, Council also requested that staff report back 
with recommendations on a broader policy approach to addressing groundwater 
concerns in future development applications. This report focuses on the investigation 
and mitigation of potential impacts for this particular site and application.  Staff are 
currently developing the broader policy approach, and will report back to Council in a 
future report. In the meantime, staff are of the opinion that the subject application can 
proceed.    
 
PROJECT DESCRIPTION 
 
The application proposes a 5-storey commercial building, with a density of 2.5 FSR and 
lot coverage of 64%. The proposal is designed to cater to commercial and medical 
office use types.  
 
Site Context and Surrounding Use 
 
The site is mid-block along the 800 block of West 15th Street between Fell Avenue and 
Marine Drive. It is located within the Marine Drive Frequent Transit Development Area, 
and has excellent access to transit and essential services along the Marine Drive 
corridor.  
 
The buildings and uses immediately surrounding the site are described in Table 2. 
 
Table 2. Surrounding Uses 
Direction Address Description Zoning OCP 

North (across 
West 15th St) 820 West 15th Street 6-storey residential 

(under construction) CD-745 MU2 (max 2.0 FSR + 
0.5 bonus) 

South (across 
the lane) 820-822 Marine Dr 1-storey service 

commercial  CD-725 MU2 (max 2.0 FSR + 
0.5 bonus) 

East  829 West 15th St 2-storey service 
commercial  CD-185 MU2 (max 2.0 FSR + 

0.5 bonus) 

West 850-858 Marine Drive 4-storey mixed-use  CD-571 MU2 (max 2.0 FSR + 
0.5 bonus) 
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POLICY FRAMEWORK 
 
The Official Community Plan (OCP) land use designation for the site is Mixed-Use Level 
2 (MU2), which allows for mid-rise residential and commercial uses, with a maximum 
density of 2.5 FSR. The OCP also identifies the subject site within the Marine Drive 
Frequent Transit Development Area, which is a priority location to accommodate 
concentrated growth in higher density forms of development.  
 
The existing zoning is Service Commercial (CS-1), which allows for a 2-storey building 
with a range of service commercial use types.  
 
Policy alignment with the OCP and other City policies is found in Table 3.  
 
Table 3. Policy Alignment 
Metro Vancouver Regional Growth Strategy (Metro 2050)
Goal 1.2 
Focus growth in Urban Centres and Frequent 
Transit Development Areas 

The proposal would facilitate the 
development of a medium density 
commercial building within the Marine Drive 
Frequent Transit Development Area. 

Goal 1.3 
Develop resilient, healthy, connected, and 
complete communities with a range of 
services and amenities  

The proposed development will result in 
additional commercial and service uses 
within the Marine-Hamilton neighbourhood, 
and contribute to a more complete 
community.  

Goal 2.1 
Promote land development patterns that 
support a diverse regional economy and 
employment opportunities close to where 
people live 

The proposed development will increase 
commercial land uses, which advances goals 
of creating a diverse regional economy and 
provides employment opportunities for 
nearby residents.  

Goal 5.1  
Coordinate land use and transportation to 
encourage transit, multiple-occupancy 
vehicles, cycling and walking  

The site has excellent access to transit and 
active transportation networks to encourage 
use of alternative transport modes to private 
vehicles.  

Official Community Plan 
Objective 1.1.5 
Provide space for commercial uses in mixed-
use developments to support employment 
and economic development 

The proposed development will increase 
commercial land uses, which will support 
economic development goals and provide 
additional employment opportunities in the 
City.

Objective 1.3.1 
Ensure that new development is compatible 
with the established urban form of the City, 
reflecting the primacy of the Lonsdale 
Regional City Centre and the transition 
through mid- and low-rise buildings to lower-
density residential neighbourhoods

The proposed height beyond the existing 
zoning is consistent with the mid-rise 
character of the area, and does not 
compromise the primacy of Lonsdale 
Regional City Centre.  

Objective 7.2.2 
Increase the concentration of jobs in the 
Lonsdale Regional City Centre and Frequent 
Transit Development Areas, supporting the 
area as the North Shore’s business and 
service core 

The proposed development will increase 
commercial land uses, which will support 
economic development goals and provide 
additional employment opportunities in the 
Marine Drive Frequent Transit Development 
Area.
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Community Wellbeing Strategy 
Tactic 1.1 
Increase the diversity of local destinations  
and land uses to meet daily needs locally by 
neighbourhood.  
 
 
 

The proposed development will increase 
commercial land uses, and services, to 
support economic development goals and 
serve the needs of the local community. 

Mobility Strategy 
Action 8A.i 
Prioritize and encourage a dense and diverse 
mix of housing types, jobs, services, and 
amenities in areas well-served by frequent 
transit 

The proposed development provides new 
jobs and services in an area close to the 
frequent transit network.  

Council Strategic Plan 2022-2026
A Prosperous City 
Make the City a destination of choice for 
economic opportunity by improving the 
services, leveraging assets through 
innovation, and engaging with the local 
business community to increase job  
opportunities that support both individuals 
and families 

The proposed development will provide 
additional commercial floor space, which will 
offer additional economic and employment 
opportunities for the Marine-Hamilton 
neighbourhood, and expand services for local 
residents.  
 
 

A Resilient City 
A Resilient City leads the way in climate 
action and acts as a steward of the 
environment for future generations. 
 
 

The proposed development is designed so 
that groundwater levels, and the flows that 
support the adjacent creeks, are not 
adversely affected. Protecting this 
groundwater is essential to maintaining the 
ecological function of the surrounding creek 
systems. 

 
PLANNING ANALYSIS 
 
Proposed Zoning Variances 
 
To allow for the construction of the proposed building, several variances from the 
standard zoning are required. A new Comprehensive Development Zone has been 
prepared for the site (Attachment #7), which includes variances for building height, rear 
boundary setbacks, vehicle parking and loading space dimensions.  
 
Staff are supportive of all of the variances to enable construction of the intended 
building form in the Mixed-Use Level 2 area. An overview of the proposed variances can 
be found in Attachment #6.  
 
Parking, Loading, and Transportation 
 
The site is located in the Marine Drive Frequent Transit Development Area, with homes, 
shops and amenities within a short walking distance. Transit access is provided via a 
Rapid Bus route and several local bus services operating along Marine Drive providing 
convenient connections throughout the City of North Vancouver (CNV), the rest of the 
North Shore, and to downtown Vancouver.  
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The application proposes vehicle access to the underground parkade from the southern 
lane. Two loading bays, and three vehicle parking spaces are also provided adjacent to 
this lane. The loading design would ensure that all commercial loading is able to be 
undertaken on-site and would not impact the functionality of the surrounding road 
network. 
 
The proposed development indicates a variance to the required minimum number of 
commercial parking spaces, more specifically by reducing the minimum requirement by 
nine (9) spaces. The justifications for the variances are outlined in Attachment #6. Two 
disability parking stalls have been provided, which meets the minimum bylaw 
requirement.  
 
The bicycle parking stalls provided meet the minimum requirements in the Zoning 
Bylaw. Additionally, 10% of secure commercial bicycle parking stalls (i.e. two stalls) are 
sized extra large for cargo bikes. Appropriate end-destination-facilities have been 
provided, consistent with the Zoning Bylaw, for use by employees travelling by active 
modes.  
 
The proposed vehicle and bicycle parking is described in Table 4.  
 
Table 4. Proposed Vehicle and Bicycle Parking 
Requirement Required Parking Proposed Parking 
Vehicle 
Parking 
 
 

Total of 50 stalls, comprised of: 
• 48 commercial parking 

stalls  
• Two Disability Parking 

stalls 

Total of 41 stalls, comprised of: 
• 39 commercial parking 

stalls 
• Two Disability Parking 

stalls
Bicycle 
Parking 
 
 

Total of 26 stalls, comprised of: 
• 10 Secure bicycle parking 

stalls 
• 16 Short-Term bicycle 

parking spaces

Total of 26 stalls, comprised of: 
• 10 Secure bicycle parking 

stalls 
• 16 Short-Term bicycle 

parking spaces 
Loading 
spaces 

Two loading spaces (dimension: 
2.7m x 9.15m) 

Two at-grade loading spaces, 
comprised of:  
• One loading space 

(dimensions: 3.4m x 8.6m) 
• One loading space 

(dimensions: 3.2m x 7.3m)
 
The applicant has proposed Transportation Demand Management measures to support 
the variance that will be secured in the Development Covenant.  
 
The applicant has committed to providing Evo Car Share memberships and minutes to 
owners and tenants of the building, representing a Transportation Demand 
Management (TDM) contribution valued at approximately $36,750. This measure is 
particularly effective given the site's location within Evo's established North Vancouver 
Home Zone, providing convenient access to car-share vehicles as an alternative to 
private vehicle ownership. 
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The applicant will also provide a welcome package to new tenants containing current 
information on local transit services, walking and cycling connections, bicycle facilities, 
and available car-share and e-bike programs on the North Shore. 
 
The applicant has agreed not to reduce their TDM measures from their previous 
proposal, despite the increased number of parking stalls, in order to support better 
transportation outcomes. Given the site's excellent access to transit and active 
transportation networks, and the applicant's commitment to TDM measures, the 
proposed variance is supported by staff. An overview of the proposed parking variances 
is included as part of Attachment #6 to this report.  
 
Off-Site Works and Infrastructure Upgrades 
 
The proposed development will provide appropriate off-site public realm upgrades and 
new municipal storm, sanitary, and water service connections, consistent with the City’s 
Subdivision and Development Control Bylaw. This includes frontage upgrades on West 
15th Street with the installation of new sidewalk, curb and gutter, street lighting, street 
furnishings, fire hydrants, street trees, road paving to the centre line and reconstruction 
of the full width of the lane (property line to property line) adjacent to the proposed 
development site to the City’s standards. 
 
The proposed development will meet the City’s stormwater management requirements 
and all 3rd party utility works will be undergrounded per the Bylaw, if applicable. As well, 
3rd party service vaults and kiosks will be installed underground and on private property, 
with appropriate screening. 
 
In addition to the standard bylaw required infrastructure upgrades, the development will 
secure the following:  
 

• Provision of improvements at the intersection of the lane and Marine Drive 
including new concrete pedestrian lane crossing, curb and gutter, sidewalk, 
letdowns, and lane paving.  

• A 0.610 metre road dedication in the lane to support a 6.1m wide lane allowance 
and achieve consistency with properties to the east.  

• Upgrading a portion of the storm main may be required to facilitate a gravity 
storm connection from the development as the existing storm main in the lane 
adjacent to the site is relatively shallow. 
 

The offsite works and infrastructure upgrade requirements will be secured through a 
Servicing Agreement with the City before the final adoption of the bylaws.  
 
Staff will continue to work with the applicant to finalize offsite works and detailed design 
to meet City requirements. Should Council wish to proceed with the proposed project, 
provision of buildings grades (final elevation of the site at the property line) to the 
satisfaction of the City is required prior to Building Permit issuance. This is to ensure 
that the building and site design will align with the public realm.  
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Community Benefits 
 
The City’s Official Community Plan allows for density beyond the base 2.0 FSR in the 
Mixed-Use Level 2 designation, up to a maximum of 2.5 FSR, at Council’s discretion, as 
an incentive to achieve additional public benefits or amenities. The OCP identifies the 
provision of employment generating uses as one pathway to achieving the additional 
density.   
 
The proposed development will be providing a 100% commercial building, resulting in 
new employment generating uses in the Marine-Hamilton neighbourhood. The 
Comprehensive Development Zone for the site has been written to preclude any non- 
commercial land uses. 
 
In addition to securing the employment generating uses, staff are seeking Council’s 
direction to secure the following benefit as a condition of rezoning: 
 

• Public art incorporated into the project with a value of $74,250.  
 
Groundwater Management  
 
As per the updated application, the applicant proposes to excavate to two levels of 
underground parking to enable the provision of 41 onsite parking stalls. The expansion 
of the parkade to two levels underground means that the building foundation will 
intercept the groundwater table. A traditional foundation, which relies on perimeter 
drains to divert water away from the structure, would require the permanent pumping 
and removal of groundwater due to the depth of the foundation in relation to the 
groundwater table. Groundwater in this area is hydrologically connected to the adjacent 
creeks; therefore, the continued removal of groundwater has the potential to affect 
baseflows within Mosquito Creek and Mackay Creek. Summer baseflows, which are 
critical for supporting fish during low-flow periods, are a key concern. 
 
To address the groundwater concern, the applicant has proposed to construct a tanked 
foundation, which will create a waterproof barrier between the building and the 
groundwater. This barrier will allow groundwater to flow around the building rather than 
entering the building’s perimeter drains. 
 
The proponent will need to excavate into the groundwater table to permit construction of 
the building. During the construction phase, groundwater will be pumped at an 
estimated rate of approximately 500-740 litres per minute, depending on the time of 
year. This water will be treated on-site before being discharged into the municipal 
stormwater system. 
 
The City will require a groundwater covenant as a condition of final adoption (the 
“Groundwater Management Agreement”). This covenant will secure a design solution 
and ongoing maintenance that mitigates the potential for adverse effects on 
watercourses or neighbouring properties resulting from modifications to the groundwater 
table. The proposed detailed design, which will be refined as a part of the applicant’s 
building permit drawings, as well as a construction-phase monitoring and mitigation 
plan, will be reviewed by an independent third-party prior to issuance of a building 
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permit for the site. Occupancy will be withheld until such a time as the constructed 
building demonstrates full compliance with the proposed design. In order to prevent 
future adverse effects, the agreement will include maintenance provisions.  
 
Overall, staff are satisfied that increasing the parking supply through a two-level, fully 
tanked, underground parkade is technically feasible and, after being secured through 
the Groundwater Management Agreement, can be implemented with negligible, adverse 
impacts to groundwater, adjacent watercourses or neighboring properties, and is 
therefore supported by staff. 
 
Legal Agreements 
 
Should Council support the rezoning, the following legal agreements will be prepared 
prior to final adoption: 
 

• Development Covenant; 
• Servicing Agreement;  
• Public Art Agreement; 
• Flooding Covenant; 
• Community Good Neighbour Agreement;  
• Community Energy Agreement; and 
• Groundwater Management Agreement. 

 
The plan for the road dedication will also be required to be prepared by the applicant’s 
surveyor and the associated Application to Deposit Plan will be signed and delivered to 
the City with the above-noted agreements prior to final adoption.  
 
ADVISORY BODY INPUT 
 
Advisory Design Panel 
 
The application was reviewed by the Advisory Design Panel (ADP) on January 22, 
2026. 
 
The Panel unanimously endorsed the proposal, with comments. Table 5 provides an 
overview of the ADP comments, along with the staff responses.  
 
Table 5. ADP comments and staff responses 
ADP Comment Staff Response 
Enhance the lane side (rear) access 
to the building through architectural 
and landscape expression to look and 
function like a main entrance due to 
its relationship with Marine Drive.  

The proposal was revised by the applicant to provide 
an angled treatment toward Marine Drive, which 
further emphasizes the building's orientation toward 
Marine Drive rather than presenting a traditional 
back lane façade.  

Ensure the accessible ramp at the 
rear provides a safe landing at the 
bottom and accessible parking users 

Through the design process, the applicant 
determined an accessible ramp could not be 
provided at the southern side of the building on the 
following basis:  
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ADP Comment Staff Response 
can use the ramp without traveling on 
the lane.  

1. The lane dedication on the south edge of the 
subject property constrains the available length 
and overall height, to an extent that makes the 
ramp not feasible when designed to code 
requirements for minimum ramp slopes and 
landings.  

2. Space for a ramp is also constrained by loading 
requirements, parking/parkade access, parkade 
venting, and the overall ambition to orient the 
building to Marine Drive.  

Accessible access to the building has been provided 
from the primary north entrance at West 15th Street 
and from the P1 parkade levels, where on-site 
accessible parking is located. Staff are satisfied with 
the response provided by the applicant.  

Consider providing additional rain 
protection along 15th Street frontage.  

The proposal was revised to provide a continuous 
canopy coverage along the West 15th Street 
frontage, within the property boundary.  

Enhance the West 15th Street frontage 
by clustering the bike racks and 
providing more soft landscaping in the 
front to reduce the extent of paving. 
Consider using planting to provide a 
visual cue and buffer to the adjacent 
building’s parkade ramp.  

The proposal was revised to cluster the short-term 
bicycle parking in the street frontage along West 15th 
Street to clear space for interaction and circulation. 
Due to the clustered bike racks at the ground 
elevation, there is limited opportunity for landscape 
buffering to the west; however, staff are supportive 
of this design.  

Improve CPTED provisions of the 
proposal by ensuring safe pedestrian 
access to both front and rear building 
entries, secured access to office 
spaces, gated parking, and enhancing 
the safety of open access stairs 
through lighting, materiality, and soft 
expression. 

The applicant’s design team has ensured that 
appropriate lighting has been added to exit stairs 
and exterior walkways to ensure they are safe and 
inviting. Planters, vegetation and pedestal pavers 
provide soft expression and inviting materiality. The 
office lobbies have been designed to facilitate secure 
access, and the parkade has been designed with a 
gate to manage ingress outside of standard business 
hours.  

 
The current designs submitted are determined to address the concerns raised by the 
ADP to the satisfaction of staff.  
 
COMMUNITY CONSULTATION 
 
The applicant was required to follow the City’s procedures for community consultation, 
which includes neighbourhood notification including site sign, and mailed notification to 
nearby properties. 
 
The applicant hosted a Virtual Developer Information Session on January 20, 2026. A 
total of two attendees were recorded at the meeting, and one comment was recorded by 
the applicant during the meeting. One additional email was received by the City within 
the response period, providing additional comments on the project.  
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A summary of all public engagement, prepared by the applicant, is available in 
Attachment #4.  
 
The main topics of feedback at the VDIS and through the comment period included:  
 

• General support for the application; 
• Support for directing traffic associated with the development to the lane;  
• Suggested upgrades to the lane, including paving and lighting; and 
• Suggestion to limit street and lane boundary setbacks to match existing context.   

 
The proposed development will require appropriate upgrades to the laneway to ensure 
efficient operations as a consequence of the development, as well as to ensure safety 
of users.  
 
The building setbacks have been designed to generally comply with the Zoning Bylaw 
requirements, and are consistent with the emerging setback pattern anticipated for 
Mixed-Use Level 2 designation lands.  
 
NO PUBLIC HEARING FOR OCP COMPLIANT DEVELOPMENT 
 
Section 464(2) (a) and (b) of the Local Government Act provides that no Public Hearing 
is required for a proposed Zoning Bylaw amendment if the bylaw is consistent with the 
OCP. Given the proposal’s consistency with the OCP, and minimal feedback from the 
public during the consultation period, staff recommend that no public hearing be held for 
this application. A local government must pass a resolution if it wishes to hold a public 
hearing. 
 
Should Council wish to refer the application to a Public Hearing, the second active 
clause in the resolution should be amended to read as follows: 
 

THAT “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2026, No. 9194” (835 
and 845 West 15th Street, CD-773) be considered and referred to a Public 
Hearing; 

 
CONCLUSION 
 
By achieving goals in the Official Community Plan, including an increase of employment 
generating uses in the Marine Drive Frequent Transit Development Area, the application 
represents an outcome consistent with the City’s planning policies. Staff are supportive 
of the proposal and recommend the amendment to the Zoning Bylaw be approved.  
 
RESPECTFULLY SUBMITTED: 

 Franki McAdam 
Planner 2 
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!
Attendee Report 

Report generated time 02/04/2026 02:36:09 PM 

Topic Webinar ID 

835 - 845 West 15th Street - Developer 

Information Session 853 9820 9812 

Host Details 

Attended 

Anendee Details 
Attended 

Yes 

Yes 

User Name (Original Name) 

User Name (Original Name) 

POTTINGER BIRD 
COMMUNITY RELATIONS 

Actual Stan Time Actual Duration (minutes) Unique Viewers Total Users 

01/20/2026 05:35:01 PM 54 

Email 

Email 

Join Time 

Join Time 
01/20/2026 06:00:11 PM 

01/20/2026 06:00:14 PM 

13 

Leave Time Time in Session (minutes) 

leave Time Time in Session (minutes) 
01/20/2026 06:28:23 PM 29 

01/20/2026 06:28:23 PM 29 
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POTTINGER BIRD 
COMMUNITY RELATIONS 

PLANNING APPLICATION 
835 - 845 West 15th Street, North Vancouver 
Cascad1a Green Development has i.J.Wooi.ttect. im. sWP!ifJiijon to rezone the property at 835-845 W 151

~ Street 
from CS-1 to a new Comprehensive Development Zone to allow for a five-storey retail-service building 
consisting of retail services on the ground floor and offices above with two levels of underground parking 
having access from the rear lane. The proposal includes 39 parking stalls, two loading spaces, and a rooftop 
outdoor patio. 

PROPOSED BUILDING LOCATION 

W1bt/J St 

TO LEARN MORE & TO PROVlDE INPUT 

COMMENT ONLINE BY: 

February 3, 2026 
cnv .org/Applications 
Search by property address 

VIRTUAL DEVELOPER' S INFORMATION SESSION: 
DATE: January 20, 2026 
START TIME: 6:00pm 
REGISTER: https://us02webzoom.us1Webinar/register/WN trvA Vz3QvymWYadrHwylA 

APPLICANT CITY OF NORTI-1 VANCOUVER 

Jaraad Marani 
Cascadia Green Development 
jaraad@cascad1agreendev.co m 
77 8-990-1452 

Hamed Ghasemi 
141 West 14tl1 Street, North Vancouver 
hghasemi@cnv.org 
604-983-7357 

2158598 
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POTTINGER BIRD 
COMMUNITY RELATIONS 

DEVELOPMENTAPPLICATIONCOMMENTFORM 
To provide input, please visit the City website: cnv.org/Applications 

Alternatively, you can fill out the form below and mail or drop-off at City Hall (141 West 14th street, North 
Vancouver BC, V7M 1H9). Your comments will be shared with City staff and the Applicant to help shape the 
proposal through the review process. Comments will not be posted publicly or shared with Council. For info 0 11 

how to provide feedback during the Council process or Public Heaning, v isit cnv.orglfu,bJJ~ r~ 

1. What do you like about the proposal? 

2. What would you suggest or change to improve the proposal? 

3. Which ofthe following best describes you: 

o I live in the City of North Vancouver 
o I work in the City of North Vancouver 
o I live AND work in the City of North Vancouver 
o None otthe above 

Project Address: 1 835 • 845 West 15th street 

Please provide your contact info if you would like a response to your feedback. Your contact info will be shared 
with the Applicant but not with Council. ,-----------------------------, 
Email Address (Optional): 

Phone Number (Optional): 

The City ;s collecting your personal infoorta/ion in aCCOldance with Seclion 26(~) of the Freedom of lnfotmaoon and Protectioo of 
Privacy Act. The City collects your infotmaoon for the purposes of administering City programs and semces, including pe,mits and 
lioensing services. If you have any questions, please comaci the Privacy Coordinator at 141 IM!sl 14th Street, North Vanoouve,-, BC 
V7M 1H9 or pla,ming@cnv.o,g or604-S85-7761. 

2158598 
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POST , __ CANADA 

Personal~ed IMaill 
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HONEYCOMB DIRECT MAL INC_ 
8 • 8385 S'T G.EORGE ST 
VANCOUVER BC V5X4PJ 
Maled oo behalf ol Expedw! au ncm de: 2689057 Pid Judd 
CIF ACMA: No I Non 

Cuslomer !Reference Rl!ference dU den: 41:ffl_PB 
Co-pgd ii PU pc Ccn1illonnementmmmn ~la~ No / ,Non 
DMC CVML: Adln9sAca.ncyExacuudedesaii'esses: 
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Ill lllllll I IIIIIIIIII IIIIIII II IIIII IIIII IIIIII Im 111 I ll 
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/ D~db""""'°" 

112 
td 
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C179487068 
Aocepting Location Lieu de depot 

Pal By C.U.-No N' du cie<llla,rnpte 

2689051 
Ydb>dol~-de~ 

Account I Porter au compte 

c:ar.--Na. N' de la-· 

II] 

1locallon l 8 .....: PACIFIC PROCESSING CENTRE RVU 1186 
5940 FE.RCl.JSON RO,\O 

RICHMOND 8C V76 091 
~ Oat,, I Dab, du ~ 20251'12/23 

....,._,i.. _,tie--., La.-.. c1e dep6I paurru !lreditlio«>Oo.) 

~ · 
~"::'!.'t:imc!ucant) 
~ damer di ~ 
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DEVELOPER 
INFORMATION 
SESSION 

POTTINGER BIRD 
COMMUNITY RELATIONS 

CJjSCADIA 
Green Development 

Cascadia Green Development has submitted a Rezoning Application to the City of 
North Vancouver for 835 - 845 West 15th Street to support the development of a 
five-storey office building with retail and two levels of underground parking. 

Interested members of the pubhc are invited to attend a Virtual Developer 
Information Session to review the proposal, ask questions and submit comments. 

DATE: 
January 20. 2026 

START TIME: 
6.00p.m. 

REGISTER: Zoom Webmar 

To provide Input, please visit the City website: www.cnv.org/Apphcatlons 

City of North Vancouver 
Hamed Ghasemi 
hghasemi@cnv.org 
604-983,-7357 

Cascadla Green Development 
Jaraad Marani 
Jaraad@cascad1agreendev.com 
178-990-1452 

This meermg is reqwred by the City of North Vsnoou11&r as a part of the land use application process. 
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TDwiCY'ff:NWi~ troperties located in West Van 
Workshop alms to educate rente1 .... T..4no.,..._ .... 0<.-,.11u • .-
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.... * - .. n,re lM-'.,.__._ ....... ..,._. 
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P.LANNING AP.P.LIC~ ffilON 
835-845 West 15th Street 
l ots 2-3, Block D, DL 265, Plan 7199 

Cascadia Green Development has submitted an application to 
rezone the properties at 835-845 W 15th Street to allow 
construction of a five-storey retail-service building consisted of 
retail services on the ground floor and non-surgical medical 
offices above with two levels of underground parking having 
access from the rear lane. The proposal includes 39 parking 
stalls, two loading spaces, and a rooftop outdoor patio. 

Interested member of the ubli are invited to ttend the 
Virtual Developer Information Session with the Applicant for 
an early opportunity to review the proposal and offer 
comments. If you would like to attend please register by 
contacting the applicant on the below details; 

Applicant: Jaraad Marani 
Cascadla Groen Development 
jaraad@cascadlagroondov.com 
778-990-1.&52 

PROPOSED BUILDING 

?! i ... 

...... .. !pl; l 
~'" 

l 
J I 
l l 

POTTINGER BIRD 
COMMUNITY RELATIONS 

COMMENT ONLINE BY: 
Februa,y 3rd, 2026 

VIRTUAL DEVELOPER'S 
INFORMATION SESSIONS 

DATE Tuesday, Janua,y 20th, 2026 

TIME Presenllltion slllrts at 6:00 PM 

REGISTER Please email your name and 
Information to 
jaraad@cascadlagreendev.com 

cnv.0<g/Appllcat,ons 
ptannlng@cnv.o,g 
604.982.9675 
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WELCOME 
Thank you for your interest in 
our proposal for 835 • 845 West 
15th Street in North Vancouver. 

The purpose of this Developer 
Information Session is to introduce 
Cascadia Green Development and 
our proposal to the community, 
receive feedback, and answer your 
questions. 

We welcome your feedback. 

POTTINGER BIRD 
COMMUNITY RELATIONS 

Above: Rendering of the south fa~ade of the proposed building, looking from Marine Drive 

C/1SCADIA 

DEVELOPER INFORMATION SESSION 

We respectful ly acknowledge that we live and work on 
the traditional and unceded territories of the 
Skwx_wu?mesh (Squamish) and sarilwatat (Tsleil­
Waututh) Nations. We are co mmitted to reconci liation 
with these Nations, w ho have lived on these lands since 
time immemorial. 

DEVELOPER INFORMATION SESSION 
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PURPOSE 

Thank you for your interest in our proposal for 835 - 845 W 15th Street 
in North Vancouver. 

The purpose of this Developer Information Session is to introduce Cascadia 
Green Development and our proposal to the community, receive feedback, 

and answer your questions. 

We welcome your feedback. 

Following t he presentation, there wi ll be a O&A. If you have any additional 
questions following the virtual D IS, please emai l: 

heather@pottingerbird.com 

CA.SCADIA 

DEVELOPER INFORMATION SESSION 

HOW TO PARTICIPATE 
To ensure that everyone has an equal opportunity to ask questions, we will be using the Q&A feature for this open house. 

How to ask questions: 

Click on the 'Q&A' icon in the 
black menu bar at the bottom of 
your Zoom screen. 

A white 'Question and Answer' box 
will pop up and you can type your 
questions and feedback here._ ~ 

___ ,.. 
·------------• I 
I I 
I I 
I I 
I I 
I I 
I I ------------~ 

DEVELOPER INFO RMATION SESSION 

Welcome to Q&A 
I ,r _>h,,,,,1;-.. 0 

#' <fl~ #'#Y '- dQ '"' 

How to share comments: 

Visit The City of North Vancouver 
website at 
https://www.cnv.org/Business­
Development/Building/Land-Use­
Approva Is/ Active-Appl ications/835---
845-West-1 Sth-Street 
or use the QR code below 
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QUICK POLL 

DEVELOPER INFORMATION SESSIO N 

PROJECT TEAM 
The application process is being led by Cascadia Green Development. Founded in 2009, Cascadia Green is a real estate 
company based in North Vancouver, BC, w ith experience ranging from single-family homes to multi-family residences. 

DEVELOPER INFORMATION SESSION 

To support the p lanning program, 
Cascadia Green Development 
has engaged a team of experts, including: 

• SHAPE Architecture: Project Architects 

• Connect Landscape Architecture: Landscape 

Architects 

• Watt Consulting Group: Transportation 

Consultants 

C/1SCADIA 
,r 
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SITE CONTEXT 

Neighbourhood Context: Posit ioned between W est 
15th Street and M arine Drive. 

DEVELOPER INFORMATION SESSION 

POTTINGER BIRD 
COMMUNITY RELATIONS 

LOOKING NORTH INTO THE LANE FROM MARINE DRIVE 

VIEW EAST ALONG WEST 15TH STREET EXISTING BUILDING AND VACANT SffE 

C/-J: SCADIA 
" . 

POLICY CONTEXT 

SUBJECT SITE 

DEVELOPER INFORMATION SESSION 

S:J..tv 
Schedule A 

land Use 

__ _;11 

• The site is designated Mixed Use Level 2 
(Medium Density) in the City of North 
Vancouver's Official Community Plan 
(OCP). 

Building height wil l be evaluated based 
on contextual fit. The site's p roximity to 
the Marine Drive Frequent Transit 
Corridor supports consideration of 
higher-density, mixed-use development. 

Publ ic Benefits for this project include: 
✓ Employment and b usiness 

generation. 

CASCADIA 
C 
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POLICY CONTEXT 

• :::-··-- -r"~ "L---

• ---­c -'"-

-----~--~--·--

DEVELOPER INFORMATION SESSION 

·- I 

~ 
Schedule E 

Regional Context 
Statetnent 

SUBJECT SITE ZONING: CS-1 

POTTINGER BIRD 
COMMUNITY RELATIONS 

The follow ing counci l approved 
policies/ bylaws/ guidelines have also 
informed the proposal: 

Marine Drive Streetscape Design 
Guidelines 
2018 Density Bonus and Commun ity 
Benefits Pol icy 
AAA Bicycle Network for City of NV (All 
Ages and Abilities) 
Active Design Gu idelines 
Sustainable Design Guidelines 
Zoning Bylaw 
Community wellbe ing strategy 
CNV Accessibil ity Plan 
CNV Mobility Strategy 
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THE PROPOSAL 

DEVELOPER INFORMATION SESSION 

PROJECT STATISTICS 

Building 5 storeys 

He ight 24.38 m 

2.5 FSR 
Density 

27,000 sq ft 

Bicycle 
26 spaces 

Parking 

DEVELOPER INFORMATION SESSION 

POTTINGER BIRD 
COMMUNITY RELATIONS 

Cascadia Green Development has 
applied to the City of North Vancouver 
to redevelop the property at 
835 - 845 West 15th Street. 

The proposal seeks to allow for the 
development of a new 5-storey office 
build ing with approximately 15 units, 
to deliver much needed non-surgical 
medical office, retail space, and an 
enhanced pedestrian streetscape, as 
out lined in the Marine Drive 
Streetscape Design Guidelines. 

Total Offices Approx. 15 Units 

Site Area 10,810 sq. ft. 

Ve hicle Parking 39 spaces 

C/iSCADIA 
c-
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SITE PLAN 

l j_J 
I "'••1hlt :,_ 

~ . I 
\ I 
\ I 

\ I 
\ / 
\ I 

\ / 
I I 
\I 
\I 

DEVELOPER INFORMATION SESSION 

ABOVE 
GRADE 
LAYOUT 

m Retail Service Use Units 
e Services I Office Units 
CJ Lobby 
• Interior Circulation 
Cl Exter ior Circulation 
• Service 
c::::J Parkade 

DEVELOPER INFORMATIO N SESSIO N 

-= 
Example of proposed streetscape- West 15t1o Street 

Example of proposed streetscape- Lane off Marine Drive 

LF/8.5 
..,_1llJll'a• l ,__,,.. __ .., 
---

LF/8.2 
,m.avins. J 

POTTINGER BIRD 
COMMUNITY RELATIONS 

ct~scADIA 

0 
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GROUND LEVEL 
& PARKING 

• Ret ail Service Us.e Units 
El Services/ Office Units 
c::J Lobby 
• Interior Circulation 
c::::J Exterior Circulation 
• Service 
C Parkade 

DEVELOPER INFORMATION SESSIO N 

f'AflKWGLfVR.1 
Pak11;1Sca:2S: 12 

PARXJNG UVEL 2 
....... ,...,,.,. 

LEVEL 1 - ENTRANCE 

-7 

0~!fll!lt lltl0U&Kfl011I U(IILUIC( Bike rack 

DEVELOPER INFORMATIO N SESSIO N 

POTTINGER BIRD 
COMMUNITY RELATIONS 

Cl1SCADIA 
,c 

t::-:1 t::-::i r-1 t:::l t:=::1 

~ _1,----' -------,;;;;~=-IE][lc:acm-- 7 

\ I 
I I 
I I 
II 
\I 

,_,,;_'" 1' 

o ~scADIA 
• 
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L2 LANDSCAPE 
LEVEL 2 

DEVELOPER INFORMATION SESSION 

Ls COMMUNAL 
PATIO 

DEVELOPER INFORMATION SESSION 

0 

POTTINGER BIRD 
COMMUNITY RELATIONS 

\ / I 
\ I 
I I 
II 

"-------'--'--- · -- .. ---- .. -~~-

C/1SCADIA 
~ 

DJ 

- ~.WJ~.!..l.L r • 

I - lfflt[Sf'A:f 
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GREEN ROOF 

DEVELOPER INFORMATION SESSIO N 

RENDERINGS 

Above: The proposed build ing's north fa1rade along West 15th 

Street, w it h exterior walkways and terraces. 

DEVELOPER INFORMATIO N SESSION 

POTTINGER BIRD 
COMMUNITY RELATIONS 

• 

__ J 

u 
"" CtlSCADIA 

~ 

Above : The proposed building's south faijade, facing Marine Drive. 

Page 86



COMMUNITY BENEFITS 
A number of public benefits are envisioned as part of this proposal, including: 

Enhanced Streetscape: 

The area will see upgrades 

to streets, lane, and 
services. Streetscape 

improvements with new 

boulevard landscaping and 
upgraded sidewa lks. 

Transit O riented Location: 

The application supports 

active transportation and 
social connectivity, providing 

end-o f-trip 
cycling amenit ies and a 

pedestrian-friendly 

streetscape that enhance the 
public realm along 15th 
Street. 

DEVELOPER INFORMATIO N SESSION 

Employment Opportu nity: 

This p roject includes close to 

10,810 sq. ft. of pedestrian· 
friendly commercial space 

which will generate significant 

employment, creating short­

term construction and 

p rofessional consulting jobs 
and long-term permanent 

posit ions for physicians, 
healthcare workers, and 
administrative staff. 

Sustainable Design 

The Sustainability goals for the 
building pursue the City's key 
performance criteria for energy 
efficiency and environmenta l 
design. The proposal 
incorporates Step Code 2 
e nergy performance, and other 
sustainable measures. 

POTTINGER BIRD 
COMMUNITY RELATIONS 

Building Amenities: 

Rooftop pat io is open to 
employees of the building 
and will provide outdoor 
space for the enjoyment of 
building users. 

PROJECT TIMELINE & NEXT STEPS 
0 W e Are Here 

o..,.1oper Information 
Seaion 

January 20, 2026 

Staff Review 

y 

Council Vote 

DEVELOPER INFORMATIO N SESSION 

Advisory Design Panel: 

Jan 22, 2026 

Resubmission 

Construction: Subject to 
Council Approval 

Developer Information 
• Session Comment Pe riod 

Until February 3, 2025 

- Report to Council 

Page 87



POTTINGER BIRD 
COMMUNITY RELATIONS 

WE WANT TO HEAR FROM YOU 

We will now answer questions from participants via the Q&A function. 

To access, please click the "Q&A" button at the bottom of your screen. 

C/1SCADIA 

DEVELOPER INFORMATION SESSION 

HOW TO PARTICIPATE 
To ensure that everyone has an equal opportunity to ask questions, we will be using the Q&A feature for this open house. 

How to ask questions: 

Click on the 'Q&A' icon in the 
black menu bar at t he bottom of 
your Zoom screen. 

A white 'Question and Answer' box 
wi ll pop up and you can type your 
questions and feedback here._ ~ 

._ .... --1~ .. 

,------------• I 
I I 
I I 
I I 
I I 
I I 
I I ------------~ 

DEVELOPER INFORMATION SESSION 

O o.-, _ _ __, 

Welcome 10 Q&A 
... on, 

... 111 ~ ,- , -~~ ~ <t 

How to share comments: 

Visit The City of North Vancouver 
website at 
https://www.cnv.org/B usiness­
Development/Bu ild i ng/Land-Use­
Approva Is/ Active-Appl ications/835---
845-West-15th-Street 
or use the QR code below 
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THANK YOU 

We appreciate your attenda nce and feedback today. 

Please share your feedback via the CNV website at 

https :/ /www.cnv.org/ Bus i ness-Development/B ui Id i ng/ La nd-Use-Approvals/ Active­
Appl ications/835---845-West-1 Sth-Street 

l!l~""'~~-c-~,~;l!l 
I • 

C/.t-SCADIA 
r 

DEVELOPER INFORMATIO N SESSIO N 
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Question Report 

Report generated time 02/04/2026 02:36:08 PM 
Topic Webina r ID 

835 - 845 West 15th Street -

Developer Information 

Session 

Question Deta ils 

# 

853 9820 9812 

Question 

1 Looks great!! 

POTTINGER BIRD 
COMMUNITY RELATIONS 

Actual Start Time Actua l Duration (minutes) 

01/20/2026 05:35:01 PM 54 

Asker Name Asker Email 
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From: 
Sent: 
To: 
Cc: anning 

Subject: [EXTERNAL] Planning Application 835 -845 West 15th Street North Vancouver - Comments 

Follow Up Flag: Follow up 
Flag Status: Flagged 

This email originated from outside of CNV. Don't cl ick links or open attachments unless you trust the sender and know 
the content is safe. Unsure? Report it with the Outlook Phish button. 

Hi Harned, 

I am an owner in t he adjoin ing bui lding and having received the planning application 
information sheet for the above, I am making the follow ing comments : 

1) While it is a good idea to direct traffic in and out of t he proposed bu ilding via t he back 
lane, counci l needs t o recogni ze t hat this already quite heavily used lane must be 
upgraded to w ithst and the add itiona l traffic volume expected from this new service­
bus iness based building. To this end, please cons ider add ing to the lane new mount able 

concrete cu rbs, new black top surfacing and addition new lighting. This lane is subject to 
transient homeless occupa ncy, rodent occupancy and a garbage problem. Upgrading 
should be ti ed t o the completion of this building and hopefu lly wil l resu lt in a reduction 
of t hese negative factors. 

2) Consider limiting st reet & lane boundary to face of bu ilding offsets to be not less than 
those that present ly exist for 857 15th Street W., and the corresponding bu ilding at the 
ot her end of t his development si t e. 

Thank you, and regards, 
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Document Number: 2771763 

February 3, 2026 

VIA EMAIL:  jaraad@cascadiagreendev.com 

Jaraad Marani 
Chief Operating Officer 
Cascadia Green Development 
106-252 West Esplanade
North Vancouver, BC V7M 0E9

Dear Jaraad: 

Re: Rezoning Application – 835-845 West 15th Street, North Vancouver 

At the meeting on January 22, 2026, the Advisory Design Panel reviewed the above 
application and endorsed the following resolution: 

“THAT the Advisory Design Panel support the Rezoning Application at 835-845 
West 15th Street in principle and recommends the following items be taken into 
further consideration: 

• Enhance the lane side (rear) access to the building through architectural and
landscape expression to look and function like a main entrance due to its
relationship with Marine Drive.

• Ensure the accessible ramp at the rear provides a safe landing at the bottom and
accessible parking users can use the ramp without traveling on the lane.

• Consider providing additional rain protection along 15th Street frontage;
• Enhance the 15th Street frontage by clustering the bike racks and providing more

soft landscaping in the front to reduce the extent of paving. Consider using
planting to provide a visual cue and buffer to the adjacent building’s parkade
ramp.

• Improve CPTED provisions of the proposal by ensuring safe pedestrian access to
both front and rear building entries, secured access to office spaces, gated
parking, and enhancing the safety of open access stairs through lighting,
materiality, and soft expression.”

/2 

s;1,ty 
vancouver 

OFFICE OF THE DEPUTY CHIEF ADMIN I STRATIVE OFFICER 

LEGISLATIVE & LEGAL SERVICES DIVISION 

CITY OF NORTH VANCOUVER 

141 WEST 14TH STREET 

NORTH VANCOUVER 

BC I CANADA I V7M 1H9 

T 604 985 7761 

INFO@CNV.ORG 

CNV.ORG 
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2 
 

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. 
 
 
Best regards, 

 
Sarah Larisch 
Administrative Coordinator 
 
cc:    J. Greig, Manager, Development Planning 

H. Ghasemi, Planner 3 
S. Dabiri, EVP, Cascadia Green,  shirazeh@cascadiagreendev.com 
A. Smith, Partner, Shape Architecture, a.smith@shapearchitecture.ca 
D. Guenter, Senior Associate, Shape Architecture, d.guenter@shapearchitecture.ca 
L. Newman, Connect Landscape Architecture, livia@connectla.ca 
O. Mizrahi, Connect Landscape Architecture, oren@connectla.ca 
B. Huggett, Watt Consulting, bhuggett@wattconsultinggroup.com     
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Document Number: 2833714 Page 1 of 5

Overview of Zoning Variances 
 
Table 1 provides a summary and overview of the proposed zoning variances associated 
with the project at 835 & 845 West 15th Street. The justifications for each variance are 
described below.  
 
Table 1. Requested Changes to the Zoning Bylaw 

 Base Zone 
(C-2) 

Proposed Regulations 
(CD-773) 

Gross Floor 
Area (GFA) 

2.3 FSR 2.5 FSR 

Lot Coverage 70% 70% (no change) 

Height 12.192 metres (40 feet) 5 storeys, and 
25 metres (82 feet) 

Siting Principal Buildings shall be 
sited not less than: 
 
• 6.096 metres (20 feet) from 

a rear lot line 

Principal Buildings shall be sited 
not less than: 
 
• 4.0 metres (13.1 feet) from a 

rear lot line 
Building 
Width and 
Length 

Shall not exceed a horizontal 
width or length of 30.48 metres 
(100 feet) above the third 
Storey 

No change 

Vehicle 
Parking   

1 space per 50 square metres 
(538.2 square feet) of Gross 
Floor Area.  
 
A total of 50 stalls are required 
for 2509 square metres of GFA 
comprised of: 
•48 commercial parking stalls  
•2 Disability Parking stalls 

A minimum of 41 parking spaces 
are provided, two of which will be 
allocated as Disability Parking 
spaces.  
 

Bicycle 
Parking  

1 Secure space per 250 m² of 
Gross Floor Area; and 
6 Short-Term spaces per 1,000 
m² of Gross Floor Area 
 

No change  

Attachment 6 
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Document Number: 2833714 Page 2 of 5

 Base Zone 
(C-2) 

Proposed Regulations 
(CD-773) 

A total of 26 stalls, comprised 
of: 
•10 Secure bicycle parking 
stalls 
•15 Short-Term bicycle parking 
spaces 

Loading 
Spaces 

Two required Loading spaces 
shall be not be less than 2.743 
metres (9 feet) in width, 9.144 
metres (30 feet) long. 

Varied to allow Loading Spaces to 
have dimensions not less than; 
• 3.4 metres in width, and 8.6m in 

length; and  
• 3.2m in width, and 7.3m in 

length. 
 

Justification for Variances 
 
Gross Floor Area (GFA) 
A full explanation of the increase of Gross Floor Area, consistent with the City’s OCP is 
provided in the report associated with the project.  
 
Height 
The proposed building height is consistent with the emerging heights of mixed-use 
buildings in vicinity to the site, and is required to construct the building at the OCP 
density. Staff are supportive of the variance to height.  
 
Siting 
The proposed setback variances are considered appropriate and consistent with similar 
Mixed-Use buildings in the MU2 areas. The development has been designed with a 
modest height of 5-storeys, and no variance is sought to lot coverage.   
 
The development achieves excellent laneway activation, which establishes a secondary 
access point via the lane, creating an appropriate secondary access point and therefore 
link to Marine Drive.  
 
The building setbacks are also consistent with the existing setback pattern, including to 
the adjoining building to the west at 850-858 Marine Drive.  
 
The proposed siting is determined to be appropriate for the subject site.  
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Document Number: 2833714 Page 3 of 5

Minimum Commercial Parking Spaces 
The proposed development involves a variation to the required commercial car parking. 
Specifically, only 41 commercial car parking spaces will be provided instead of the 
required 50 spaces.  
 
The subject site is located in the Marine Drive Frequent Transit Development Area, 
nearby to the Rapid Transit corridor which provides excellent access to rapid and local 
bus services. The nearest bus stops are located less than 250 metres walking distance 
of the site.  
 
The site is also located within one block of the bicycle route on Marine Drive, which 
provides connections to the broader bicycle network. Finally, the proposed development 
has provided 10 secure bicycle parking spaces (which includes 2 cargo bicycle spaces), 
16 short-term bicycle spaces and end-destination-facilities to promote use of active 
transportation. 
 
As part of the Transportation Demand Management measures to support the variance, 
the applicant has also committed to provide Evo Car Share memberships and minutes 
to owners and tenants of the building. The proposed value of this Transportation 
Demand Management measure is $36,750 (15 units, 5 memberships per unit, 1000 
minutes per membership). This measure is particularly effective given the site's location 
within Evo's established pick up/drop off ‘Home’ zone, enabling convenient access to 
car-share vehicles as an alternative to private vehicle ownership. 
 
Another TDM measure proposed by the applicant, is provision of a welcome package to 
new tenants to promote alternative transportation modes to private vehicle use. This will 
include information regarding:  
 

• Bus schedules and route maps, service frequencies and key connections to 
regional destinations;  

• A map showing a recommended walking route to the nearest bus stops;  
• Information on cycling, including recommended cycling routes and nearby bicycle 

shops and repair locations; and 
• Information on car share options and e-bike sharing programs in the north shore.  

 
Given the site’s excellent access to transit and active transportation networks there is 
expected to be a reduced demand for parking on the site. Furthermore, the applicant’s 

Page 96



 
 

Document Number: 2833714 Page 4 of 5

TDM measures, including the welcome package and Evo Car Share memberships will 
promote use of alternative modes. On this basis, the proposed variance is supported. 
 
Loading Bay Dimensions 
The development involves a minor variation to the required loading bay dimensions, as 
shown below, which is resulting from both loading bays having smaller dimensions than 
required by the Zoning Bylaw as per the following table:  
 
 Required Proposed  

Loading 
Space 
dimension 

2.7 m in width x 9.15 m in 
length. 

• Large - 3.4 m width x 8.62 m in 
length; and; 

• Small - 3.2 m in width, and 7.31 
m in length. 

  
With respect to the dimensions of the large Loading Space, the applicant has submitted 
auto-turn analysis, demonstrating that a SU9 – Single Unit Truck or Bus design vehicle 
is able to adequately manoeuvre into this space, without resulting in any negative 
impacts on the functionality of the lane. Furthermore, the extension of vehicle into 
laneway is within newly dedicated area and on the curve of the laneway which is not 
anticipated to impede vehicles travelling in the lane nor impact sightlines or visibility of 
pedestrians walking in the lane.  
 

 
Figure 1: Snip from the auto-turn assessment for SU9 design vehicle 

 

Page 97



 
 

Document Number: 2833714 Page 5 of 5

With respect to the small Loading Space, it has been determined that the dimensions 
provided are of sufficient size to accommodate an LSU - Light Single Unit Truck design 
vehicle. Given the nature of the project, it is anticipated that the majority of the 
commercial deliveries will be made by smaller trucks and panel vans. As such, the 
smaller Loading Bay is appropriate.  
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THE CORPORATION OF THE CITY OF NORTH VANCOUVER 

BYLAW NO. 9194 

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, 2026, No. 9194” (835 and 845 West 15th Street, CD-773). 
 
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 835 and 
845 West 15th Street and legally described below as henceforth being transferred, added to 
and forming part of CD-773 (Comprehensive Development 773 Zone): 

 
PID: 010-693-696 LOT 3 BLOCK D DISTRICT LOT 265 PLAN 7199 

PID: 010-693-670 LOT 2 BLOCK D DISTRICT LOT 265 PLAN 7199 
 

from zone CS-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 1100 in numerical 

order: 
 

“CD-773 Comprehensive Development 773 Zone” (835 and 845 West 15th Street) 
 

In the CD-773 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 C2 Zone, except that: 

 
(1) The permitted Principal Use on the Lot shall be limited to: 
 

(a) Retail Service Group 1 Use; 
(b) Accessory Off-Street Loading Use; 
(c) Accessory Off-Street Parking Use; 
(d) Off-Site Parking Use;  

 
(2) Gross Floor Area: 

 
(a) The maximum Gross Floor Area is 2.5 Floor Space Ratio times the original 

lot area of 1,004.7 metres2; 
 

(3) Building Height: 
 

(a) The Principal Building shall not exceed a Building Height of 25 metres (82 
feet) as measured from the average Building Grades; 
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(b) Elevator and mechanical penthouses may project beyond the defined 
height in (4)(a) by a maximum of 6.1 metres (20 feet) including elevator 
shafts and mechanical rooms; 

 
(4) Minimum setback to the Rear (southern) Lot Line is to be no less than 4.0 metres 

from the original lot line.   
 
(5) Lot Coverage shall not exceed 70% of the original lot area of 1,004.7 metres2.  
 
(6) 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 41 commercial Parking Spaces shall be provided, two of 

which are to be allocated as Disability Parking spaces;  
 

(7) Section 1001(1)(b) is varied, to allow one Loading Space to have dimensions not 
less than 3.4 metres in width, and 8.6 metres in length, and one Loading Space 
to have dimensions not less than 3.2 metres in width, and 7.3 metres in length. 

 
 

READ a first time on the <> day of <>, 2026. 

READ a second time on the <> day of <>, 
2026. 

READ a third time on the <> day of <>, 2026. 

ADOPTED on the <> day of <>, 2026. 

 
MAYOR 

 
CORPORATE OFFICER 
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