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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 14"
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 15™
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/CouncilAgendd.

(e, Cforle

Amelia Cifarelli U
Corporate Officer
Posted: July 24, 2026

Document Number: 2833543
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AGENDA FOR THE SPECIAL MEETING OF COUNCIL HELD IN THE
COUNCIL CHAMBER AND ELECTRONICALLY (HYBRID) FROM CITY
HALL, 141 WEST 14™ 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 15" 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 15t Street”:

THAT the application submitted by Cascadia-Envirossentials Holdings LP, to rezone
the properties located at 835 and 845 West 15" 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 15! 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 15t Street, CD-773)

RECOMMENDATION:

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

ADJOURN
Document Number: 2833552
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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 15™ 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 15t Street”:

THAT the application submitted by Cascadia-Envirossentials Holdings LP, to
rezone the properties located at 835 and 845 West 15t 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 15™ 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.

Document Number: 2831678
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REPORT: Rezoning Application — 835 and 845 West 15" Street
Date: July 22, 2026

ATTACHMENTS

Context Map (CityDocs 2809544)

Architectural Drawings, dated July 21, 2026 (CityDocs 2833880)

Landscape Drawings, dated June 12, 2026 (CityDocs 2833903)

Public Consultation Summary, dated February 11, 2026 (CityDocs 2776683)

Advisory Design Panel Resolution, dated February 3, 2026 (CityDocs 2772296)
Overview of Zoning Variances (CityDocs 2833714)

“Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2026, No. 9194” (CityDocs 2833721)

NN =

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 15t 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

Page 2 of 11
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REPORT: Rezoning Application — 835 and 845 West 15" Street
Date: July 22, 2026

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
North (across h 6-storey residential ) MU2 (max 2.0 FSR +
West 15t St) 820 West 157 Street (under construction) CD-745 0.5 bonus)
South (across 820-822 Marine Dr 1-storey service CD-725 MU2 (max 2.0 FSR +
the lane) commercial 0.5 bonus)
East 829 West 15t St 2-storey service CD-185 MU2 (max 2.0 FSR +
commercial 0.5 bonus)
West 850-858 Marine Drive | 4-storey mixed-use CD-571 BV (et 2.0 Rl 5
0.5 bonus)

Page 5
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REPORT: Rezoning Application — 835 and 845 West 15" Street
Date: July 22, 2026

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.

Page 4 of 11
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REPORT: Rezoning Application — 835 and 845 West 15" Street
Date: July 22, 2026

Community Wellbeing Strategy

Tactic 1.1 The proposed development will increase

Increase the diversity of local destinations commercial land uses, and services, to

and land uses to meet daily needs locally by | support economic development goals and

neighbourhood. serve the needs of the local community.

Mobility Strategy

Action 8A.i The proposed development provides new

Prioritize and encourage a dense and diverse | jobs and services in an area close to the

mix of housing types, jobs, services, and frequent transit network.

amenities in areas well-served by frequent

transit

Council Strategic Plan 2022-2026

A Prosperous City The proposed development will provide

Make the City a destination of choice for additional commercial floor space, which will

economic opportunity by improving the offer additional economic and employment

services, leveraging assets through opportunities for the Marine-Hamilton

innovation, and engaging with the local neighbourhood, and expand services for local

business community to increase job residents.

opportunities that support both individuals

and families

A Resilient City The proposed development is designed so

A Resilient City leads the way in climate that groundwater levels, and the flows that

action and acts as a steward of the support the adjacent creeks, are not

environment for future generations. 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.

Page 5 of 11
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REPORT: Rezoning Application — 835 and 845 West 15" Street
Date: July 22, 2026

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 Total of 50 stalls, comprised of: Total of 41 stalls, comprised of:
Parking e 48 commercial parking e 39 commercial parking
stalls stalls
e Two Disability Parking e Two Disability Parking
stalls stalls
Bicycle Total of 26 stalls, comprised of: Total of 26 stalls, comprised of:
Parking e 10 Secure bicycle parking e 10 Secure bicycle parking
stalls stalls
e 16 Short-Term bicycle e 16 Short-Term bicycle
parking spaces parking spaces
Loading Two loading spaces (dimension: | Two at-grade loading spaces,
spaces 2.7m x 9.15m) comprised of:
e One loading space
(dimensions: 3.4m x 8.6m)
e 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.

Page 8
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REPORT: Rezoning Application — 835 and 845 West 15" Street
Date: July 22, 2026

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
15t 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 3" party utility works will be undergrounded per the Bylaw, if applicable. As well,
3" 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:

e 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.

e 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.

e 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.

Page 7 of 11
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REPORT: Rezoning Application — 835 and 845 West 15" Street
Date: July 22, 2026

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:

e 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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REPORT: Rezoning Application — 835 and 845 West 15" Street
Date: July 22, 2026

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:

e Development Covenant;

Servicing Agreement;

Public Art Agreement;

Flooding Covenant;

Community Good Neighbour Agreement;
Community Energy Agreement; and

e 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 The proposal was revised by the applicant to provide

to the building through architectural an angled treatment toward Marine Drive, which

and landscape expression to look and | further emphasizes the building's orientation toward

function like a main entrance due to Marine Drive rather than presenting a traditional

its relationship with Marine Drive. back lane fagade.

Ensure the accessible ramp at the Through the design process, the applicant

rear provides a safe landing at the determined an accessible ramp could not be

bottom and accessible parking users provided at the southern side of the building on the
following basis:

Page 9 of 11
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REPORT: Rezoning Application — 835 and 845 West 15" Street

Date: July 22, 2026

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 15" 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 15" Street
frontage, within the property boundary.

Enhance the West 15" 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 15™
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 natification 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.

Page 10 of 11
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REPORT: Rezoning Application — 835 and 845 West 15" Street
Date: July 22, 2026

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 15t 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:

Ffranki McAdam
Planner 2
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GENERAL NOTES

1. ASURVEY HAS BEEN PROVIDED BY THE CLIENT FOR THIS PROJECT. I HAS BEEN REFORMATED FOR USE
I AN FOR PREPARIG THESE DOCUNENTS COVTRACTOR SHALL ODTAN AN OFFCALLYSONED
‘COPYFROM THE CLIENT AND BECOME FAMILIAR WITH I, THE EXISTING CONDITIONS AND SITE CONTEXT
BRIOR O CONSTRUCTION. ALL DISCREPANGIES SHOULD OF BROUGHT T0 THE ATTENTION O THE
LANDSCAPE ARCHITECT FOR RESOLUTION IMMEDIATELY. THE LANDSCAPE ARCHITECT IS NOT
RESPONSIELE FOR ERRORS OR OMISSIONS ASSOCIATED WITH PREPARATION OR DOCUMENTATION OF
SURVEY

TREE AND PLANT PROTECTION NOTES

1. PLANT SYMBOLS AS INDICATED ON DRAWINGS NO NOT REPRESENT ACTUAL DRIPLINES. CONTRACTOR
SHALL VERIFY IN FIELD PFIOR TO CONSRUCTION. PROPOSED FENGING SHALL

GENERAL ESTABLISHMENT IRRIGATION NOTES

ALL PLANTING AREAS ARE TO BE WATERED FROM TIME OF INSTALLATION FOR DURATION AS SPECIFIED

ALL BE PL
THE ACTUAL DRIPLINE O AS DIRECTED BY THE LANDSCAPE ARCHITECT IN THE FIELD

0BE !

DIRECTED BY THE LANDSCAPE ARCHITECT. CONTRACTOR SHALL OBTAIN PERMISSION T0 ENTER FROM
ANDSCAPE ARCHITECT PRIOR T0 CONDUCTING WORK WITHIN THE PLANT PROTECTION ZONES.

.
2
3 one IRRIGATION
s

/.0UT CONNECTIONS ARE PROVIDED AS SHOWN FOR THE INSTALLATION OF AN AUTOMATIC
RRIGATION SYSTEM. COORDINATE WITH CIVIL CONTRAGTOR TO PROVIDE PVC SLEEVING WHERE

AL visiT 3 INFORM L ENALL o
(CONSTRUCTION. ARBORIST T0 PROVIDE WRITTEN INSPECTION AND APPROVAL OF ALL BARRIERS 5 susm
TOSIDDING AND CONSTRUCTION. BEFORE CONSTRUCTION SEGINS. LANDSCAPE AND MECHANICAL PRIOR TO INSTALLATION
3 T
4 oDITIONAL PROVIOE TREE

‘ORDINANCES, REGULATIONS, L T

COMMENCING WORK.

RAMNGS MAY INDOATEA LW OF PROPOSED WPROVEMENTS LIS OF STEDEWOLITON €T, FOR
DELINEATI

DETERMINED M T FIELD SHOULD LIITSOF DISTURSANCE EXCEED BOUNDARES DFFINED 4
DRAWINGS, CONTRACTOR SHALL CONTACT LANDSCAPE ARGHITECT

5. TREES INDICATED TO B REMOVED SHALL ALSO INCLUDE COMPLETE REMOVAL OF STUMP AND ROOTS
AND FILLING IN DEPRESSION WITH SUITABLE SOIL FILL

METERS OF A

ALLEXCS
'ARBORIST SUPERVISION.

5 THELOCATION O EXSTING UTLITIES A S0HIN O THEDRAWNOS HAYARY N BELATONTo ACTUAL
. ADDITIONAL UTIL ON THE DR VERIY INTHE
FIELD THE DATA SHOMN, AND OALL ANY DISCREPANCIES 7O THE ATTENTION OF THE LANDSCAPE
ARCAITECT BEFORE STARTING WORK.

NI LINES DEFNED N DRAUNGS OR THAOUGH HISHER MEANS ANDMETHODS 0 A CONDITON
SETTER THAN OR EQUAL TO THE EXISTING CONDITIONS PROR T0 COMENCEMENT OF CORSTRUCTION

TG ADDITIONAL S0ST 0T

7 CONTRACTORIS RESPONSBLEFOR MANTANING A COWPLETE UP TODATE ST 0F DRAWNGS ANO
SPECIICATIONS AT THE CONSTRUCTION STe AND ENSURNG THE DOCUMENTS AREREADIY AVALAOLE

SEVIEN 31 THE ANDSOAPE ARGHITECT D COVERNING A

5 THEORANINGS AND SPECIGATIONS ARE COUPLENENTARY 10 ONE ANOTHER AND WPLEDTO
‘CORRESPOND WITH o 2. ANY DISCREPANCIES SHOULD BE BROUGHT T0 THE ATTENTION OF
e LANGRCAPE ARGHTECT FOR RESOLUTION MMEOIAT

9. LANDSCAPE DRAWINGS ARE TO BE READ IN CONJUNCTION WITH ARCHITECTURAL AND ENGINEERING.
DRAWINGS. REFORT ANY DISCREPANCIES T0 THE CONSULTANT FOR REVIEW AND RESPONSE.

0
FOR PAEPARATION OF THESE DOCOMENTS CONTRACTOR SHALL OBTAN OFFICAL SKOED COPY FROM
‘COMPANY X (ADDRESS, PHONE NUMBES) AND BECOME FAMILIAR WITH T EXISTING CONDITIONS, AND
STECONTEXT PRIR TO CONSTRUCTION ALL DISCREPANCIES +0LLD B BROUGHT T0 THE ATTNTON

LANDSCAPE ARCHITECT FOR RESOLUTION IMMEDIATELY. THE LANDSCAPE ARCHITECT IS NOT
nzsmsm O ERRORS OF OVISSIONS ASSOIATED WITH PREPARATION OR DOGUMENTATION OF

THE SURVEY.

11, COMPANY Y PREPARED THE GEOTECHNICAL INVESTIGATION AND REPORT FOR THIS PROJECT. T HAS
SEENREFERENCED DURING FREPASATION O THESE COCUMENTS. CONTRACTOR kAL, 0BTAN
CFFICIALSIGNED COPY FROM COMPANY Y (ADDRESS,PYONE NUMBER)AND BECOME FAMILAR WITH 1

JCTION. ALL DISCREPANCIES SHOULD BE BROUGHT TOTHE ATTENTION
NDSCAPE ARCHTECT FOR RESOLUTION IMEDITELY THELANDSCAPE ARCHTECT s Nor
REsPoNsm EFor REPAS

GENERAL DEMOLITION NOTES

1. REMOVE ITEMS SHOWN ON THE DRAWINGS T0 BE REMOVED TO THE FULL DEPTH OF THEIR
‘CONSTRUCTION UNLESS DESIGNATED TO REMAN.

THE EHTENT A O BE REMOVED)

PRIOR

3. TEMS (SITE STRUC o
SROUGHTTO THE ATTENTION O THE LANDSCAPE ARCHITECT FOR GLARIIGATION

4 CONTACT THE LOCAL
PRIOR T0 DEMOLITION.

10N TO ACTUAL

DXSTING CONOITONS, AODTIONAL UTLITES K0T HOWN ON HE DRAWNGS MAY (ST VEREY I The
FIELDTHE {OWN. AND CALL ANY DISCREPANCIES TO THE ATTENTION OF THE LANDSCAPE

SRCHITEGY BErORE STARTIG WoRK

oA

2 THE CONTRACTON SHALL STAKE THE LAYOUT &ND ALIGNIENT 0F ALLPAVEMENTS WALLS D OTHER
SITE FEATURES N THE FIELD FOR APPROL SCAPE ARCHITECT PRIOR TO START 0
ONSTAUCTION BRI DISCREPANGIES 10 THE ATTENTION OF T LANDSOAPE ARGHTEGT FoR
CLARIFICATION

BULDING MATERIALS, OIL
AN CONSTRUCTION mms BULDINGS R EQUPNENT WITHINTHE REE PROTECTION AREAS

OR WITHIN TREE PROTECTION AREAS AT ANY TIME. (¢)
SOl DISTURBANGE OF STRIPPING FROM THE TREE PROTECTION AREAS. NAT

E]
H
2
2

PHASES.(E) DIRECT DISCHARGE OF STORM OR SITE DRAINAGE WATERS THROUGH OR INTO THE TREE.
PROTECTION AREAS.

TREE PROTECTION DETAIL (NTS)

PROTECTION BARRIER, DIMESIONS AS PER TREE
MANAGEMENT PLAN OR AREORIST REPORT.

440D POSTS, 100MM X 100MM x 1 SMTALL
(1:21 ABOVE FINISHED GRADE AND SET 300MM DEEP),
MAX. SPACING OF POSTS ZM OC.
USE ADDITIONAL POSTS AS REQUIRED
PLASTOMESH, 9 68 IV STANOARDS
'SECURED T0 WOOD FRA
T0P AND BOTTOM RALL,
M

SOuHA X 100

1. UNLESS NOTED BY THE MUNICIPAL STANDARDS, ANCHORED MODULAR CONSTRUCTION FENCING S AN
'ACCEPTABLE ALTERNATIVE TO TIMBER MESH FENCE TREE PROTECTION DETAIL

GENERAL PLANTING NOTES

ARG AL

2. SEE SPECIFICATIONS AND DETAILS FOR PLANTING METHODS, REQUIREMENTS, SOIL TESTING, MATERIALS
AND PLAN PROTECTION.

3. PRIORTO THE START OF CONSTRUCTION, THE CONTRACTOR SHALL CONFIRM THE AVAILABILITY OF THE
PLANT MATERIAL ALLOWING FOR ANY AND ALL REQUIRED APPROVALS. PLANT SUBSTITUTIONS NOT
CONFIRMED AND APPROVED BY THE LANDSCAPE ARGHITECT WILL BE REJECTED.

4. PLANT NAMES MAY BE ABBREVIATED ON DRAWINGS, REFER TO PLANT LIST AND LEGENDS FOR SYMBOLS,
BEREVIATIONS OTANCAL AND COMON NAMES, SZES STIMATED QUANTITIES A OTHER

REMARKS.

5. VIHERE PROVIDED, AREA TAKEOFFS AND PLANT QUANTITY ESTIMATES IN PLANT LIST ARE FOR
INFORMATION ONLY. CONTRACTOR IS RESPONSIBLE TO DO THEIR OWN QUANTITY TAKEDFFS FOR ALL
PLANT MATERIAL AND SIZES SHOWN ON THE DRAWINGS. BRING DESREPANCIES TO THE ATTENTION OF
THE LANDSCAPE ARCHITECT FOR CLARIFICATTON.

6. PRIORTO INSTALLATION OF PLANT MATERIAL: PLANTS MUST 8 PLACED AND LANDSCAPE ARCHITECT
(CALLED TO SITE TO REVIEW AND APPROVE LAYOUT.CONSULTANT MAY PROVIDE DIRECTIONS FOR LAYOUT
MODIFICATIONS UPON REVIEW.

7. CONTRACTOR IS RESPONSIBLE TO RESTORE ALL AREAS OF THE SITE, OR ADJACENT AREAS, WHERE.

2 R SCALE DONOT DISTURBED THAT MEETS OF EXCEEDS THE CONDITIONS PRIOR TO DISTURBANCE,
" e AR 8 AL
END PONTS ON T N 9. TREE PLANTING SETBACKS FROM UTILITIES ARE TO FOLLOW THE REQUIRMENTS OF THE AUTHORITY
5 e S— HAVING JURISDICTION.
& prouoe oo RK MEETS VERTICAL STRUS

LS GURGS,STEPS, AND BUILOING.ELEMENTS AND AS OIGATED ON DRAHINGS A1
Ssrmons
THERWISE NOTED, CONCRETE SCORE AND EXPANSION JOINTS SHALL BE ALIGNED WITH
SO FEATURES AN WiTH CORNERS OF PAVEMENT SPACE ADOTIONAL JOINTS BETWEEN Tese
PONTS EQU
CONTRACTOR SHALL PROVI
FROFOSED STE IMPROVEVENTS
9. ALL CURVES TO BE SWOOTH AND CONTINUOUS

GENERAL GRADING NOTES

1 ALCONTOURS ELEVATNS ATE VTR METERS) 00T AL RANGS
2 Lanoscaee conroun e
NDSCAPE ARCHITECT PAIOR TO FNISH GRAOIG.

3. REFER TO CIVL DRAMINGS ALL SUBSURFACE DRAINAGE

4 UNLESS OTHERWISE NOTED, PROVIDE A MINIMUM 2% SLOPE ON ALL SOFT LANDSCAPE AREASTO
ENSURE POSITIVE DRAINAGE AWAY FROM BUILDINGS AND TO DRAINAGE STRUCTURES, SOFT

LANDSCAPE AREAS TO BE AMAXIMUM 21 SLOPE.

5. EXISTING UTILITY LIDS/COVERS PROTECTED DURING DEMOLITION T0 BE ADJUSTED TO FINAL GRADE.

AND BE ADUSTED FOR FUTURE MAINTENANCE ACCESS. REFER T0 CIVIL

GENERAL IRRIGATION NOTES

1. PROVIDE COMPLETE AUTOMATIC RIGATION SYSTEM FOR ALL ON-SITE SOFTSCAPE PLANTING AREAS

2 TEMPORARY ESTABLISHMENT IRRIGATION TO BE PROVIDED AT GRADE WHERE NO AUTOMATIC
IRRIGATION IS PRESCRISED.

3 IRRIGATION CONTRACTOR PERFORMING THE WORK MUST HAVE MINIMUM (5)FIVE YEARS DOCUMENTED
EXPERIENCE, AND AMEMEER IN GOOD STANDING OF THE IABC (RRIGATION INDUSTRY ASSOCIATION OF
50)

4. IRRIGATION T0 GONFORM TO ALL LOCAL PLUMBING AND ELECTRICAL CODE REQUIREMENTS, THE
CONTRACTOR IS RESFONSIBLE FOR COORDINATION WITH MECHANICAL AND ELECTRICAL CONSULTANTS
AND TRADES,

5 IRRIGATION STUB-OUTS AND HOSE BIBS PER MECHANICAL PLANS.

PROVIDE SHOP DRAWINGS FOR IRRIGATION LAYOUT TO CONSULTANT FOR REVIEW AND APPROVAL

PRIOR TO FABRICATION AND INSTALLATION. INCLUDE SLEEVING, DRIP LIN, PIPE SIZE. VALVE BOXES,

ETC, ANDALL
LOWVISIELE, PLANTED AREAS ONLY AND LOCATIONS T0 BE APPROVED.

7. LEED WATER EFFIGIENCY CREDIT CRITERIA TO BE MET (MIN. 50% REDUCTION IN POTABLE IRRIGATION
WATER) AND DEMONSTRATED AS PART OF SHOP DRAWING SUBMITTAL

8. HIGHEFFICIENCY IRRIGATION TECHNOLOGY TO INCLUDE (BUT NOT LIMITED TO): CENTRAL SHUTOFF
VALVE HIGH EFFICIENCY DRIP IRRIGATION LINES, HIGH EFFICIENCY POP-UP SPRINKLERS AND MOTION.
SENSOR / RAIN DELAY CONTROLLER.

5 ESTSISTEMPAIOR 0 COUPLETION OF LANDSCAPE WORKS T0 ENSURE NOLEAKAGE AND SPECIED

MET. PROVIDE WRITTEN NOTICE THAT PRESSURE TESTING HAS MET STANDARDS (LEAKS SHALL

RO BE REPAIRED BY PATOHIG)

10, INSTRUCT OWNER'S PERSONNEL IN THE OPERATION AND MAINTENANCE OF SYSTEM, INCLUDING
ADJUSTING OF SPRINKLER HEADS. USE OPERATION AND MAINTENANCE MATERIAL AS BASIS FOR
DEMONSTRATION.

GENERAL SITE LIGHTING NOTES

By

1. LIGHTING SYMBOLS ON PLANS ARE DIAGRAMMATIC. REFER TO ELECTRICAL DRANINGS, DETALS AND
‘SPECIFICATIONS FOR ACTUAL DIMENSIONS, PRODUCT INFORMATION, AND WIRING.

2. LAYOUT DIVENSIONS ARE FOR GENERAL REFERENCE ONLY. STAKE LOCATION OF LIGHTS FOR REVIEW.

'ARCHITECT PRIOR TO INSTALLATION.

3. COORDINATE WITH EXISTING AND PROPOSED UTILITIES. ALL FOOTINGS TO BE MINIMUM 1.0M AWAY.
FROM UTILITIES. NOTIFY LANDSCAPE ARCHITECT OF ANY CONFLICTS FOR DIRECTION ON FIXTURE
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ARCH ARCHITECT / ARCHITECTURAL
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PLANTING AREA (OFFSITE)
PER CNY STANDARDS.

PLANTING AREA (ONSITE) 1750 271910
SEMIINTENSIVE GREEN ROOF 3/1910

PROPOSED TREE (OFFSITE)
PER CNV STANDARDS. 1o
REFERTO PLANT LIST / PLANTING PLANS.

# 00N

b oseuces) sz
PERC Srange. T 3030
MOVEASLE TABLEAND GRS o
AR HEGHT TABLE AND ST0OLS oo
souotrs )
tocs T
VERHERE STERL s TALL 21020
IT— o

LEVEL 2

‘CONTINUOUS ROOT BARRIER ADIACENT TO.
SIDEWALK, PER CNV STANDARDS

WEST 15TH AVENUE

PROPOSED FIRE HYDRANT, SEE CIVIL

PROPOSED SIDEWALK TOTIE INTO
EXISTING ADJACENT SIDWALK

ADJACENT
BUILDING

COMMERCIAL SPACE

“—MAIN LEVEL
LOBBY

SOUTH WALLS PERARCHITECTURE,

COMMERCIAL SPACE

CANGRY ABOVE ﬁ’mun e

ADJACENT
BUILDING

| vt 57,

CTURE agoye.

WEST 15TH AVENUE

)

STRUGTURE ABOVE

OFFICE SPACE
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connect
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LEVEL 5

SOFISCAPE
PLANTING AREA (OFFSITE)
PERCNV STANDARDS

~PLANTING AREA (ONSITE)

SEMI INTENSIVE GREEN ROOF

"PROPOSED TREE (OFFSITE)
PERCNV STANDARDS
REFERTO PLANT LIST/ PLANTING PLANS

Y0

WEST 15TH AVENUE

171910

371910

/1930

271910

FURNISHING

crroee.

BIKE RACK.
aTY. 8 (16 SPAceS)

'BENCH TYPE 1: METAL BENCH (OFFSITE)
PER CNV STANDARDS

'MOVEABLE TABLE AND CHAIRS

'BAR HEIGHT TABLE AND STOOLS
BouLDERS

Loes

METAL PLANTERS
WEATHERED STEEL 450MM TALL

WOOD SLAT PRIVACY SCREEN

T )

OFFICE SPACE

OFFICE SPACE

[canopy Asove

171020

3/1930

s5/1920

6/1920

7/1920

711920

2/1920

4920

ROOF
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GRADING LEGEND
KEY DESCRIPTION
FS/Om  pROPOSED FELD GRADE BGIOM  BUILDING GRADE (PER SURVEV/ARCHITECTURE)
e
TS/BS/0m  10p oF STAIR/ BOTTOM OF STAIR 18G/0m  INTERPOLATED BUILDING GRADE
TWBWIOm 105 of waLL /BOTTOM OF WALL EX/OM  EXSTING GRADE (PER SURVEY)
™ PrOPOSED SLOPE TC/BC/0m 70 OF GURS / BOTTOM OF CURS (PER CVIL)
B wonron mocetenon FFE/Om  FINISHED FLOOR ELEVATION (PER ARCHITECTURE)
tpsom TOS/0m 707 OF SLAB ELEVATION (PER ARCHITECTURE)

LOW POINT / DRAIN ELEVATION

EXISTING CONTOLR

PROPOSED CONTOUR (MINOR)

PROPOSED CONTOUR (AJOR)

AREA DRAIN

=] PERMECHANICAL
PLANTER DRAN

4 PER MECHANICAL

TRENCH ORSLOT DRAIN

LEVEL1

PERMECHANICAL / VL

196/ 1282m 186/ 1291m

186 /1299m 19/ 1303m

6 12.08m

86/1316m

13

86/1272m|

86/1236m

efien

£o/ 11.830]

q

it ok 4

FrE/1291m

wii23m
/T

FG/13.06m

FFE/1321m &

g ¥

F6/13.19m
e

 FrE/1321m

P

#1321
SR 521

86/129m

6/ 12.56m

= 1
:

bzomogorcanon

1861768

186/ 1171m

186/ 11 77m 186/ 1161m 186/1162m

86 /117 _

_B6/119m

LEVEL 2

B A =

©
Tw/Fes03m

STwirsrosm
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GRADING LEGEND
KEY DESCRIPTION
EG/OMm  pROPOSED FIELD GRADE. 86/0m
e
TS/BS/0M  T0p OF STAIR/ BOTTOM OF STAIR 186/ 0m
o LMBLOn 707 0F WAL BOTTOM OF WAL £x/0m
204 proposeD stoe Terge /om
B wonpONT/ R ELevaTON FEE/om
LB/OM (oW PONT/ DRAIN ELEVATION —
EXISTING CONTOLR =]
PROPOSED CONTOUR (MINOR) °

PROPOSED CONTOUR (AJOR)

LEVEL 5

BUILDING GRADE (PER SURVEY/ARCHITECTURE)
INTERPOLATED BUILDING GRADE

EXISTING GRADE (PER SURVEY)

TOP OF CURS / BOTTOM OF CURB (PER CIVIL)
FINISHED FLOOR ELEVATION (PER ARCHITECTURE)
TOP OF SLAB ELEVATION (PER ARCHITECTURE)
AREA DRAIN

PERMECHANICAL

PLANTER DRAN

PERMECHANICAL

TRENCH ORSLOT DRAIN

PERMECHANICAL / VL

__¥/

I

O BE FLUSH WITH FINISHED GRADE —

@ & mwires

oasm

ROOF

[
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TREE LIST

D QIY GOTANICAL NAME COMMON NAME sze SPAciNG
DECIDUOUS TREES

3 offst Steet Trees (smal) To Gty of North Vancauver Standards as shown.
D QT BOTANICALRAME “COMMON NAME sz SPACING
SHRUBS
P Arbutus unedo Compacta Stuawberry Bush 10p0t a0
Pol 4 Prunus lurocerasus Oto Lker Englich Lourl 2001 a0
PERENNIALS
achm 25 Acilea milefolum Common varrow Bre asvoc
am 62 Anenomemulifids Pacifc Anenome 1por asvoc
am o 81 Amensmantima SeaThit #1pot asvoc
Wb 12 Lovanduia anqustflis Hidcote Bl Lavender 0ot asvoc
GRoUNDCOVERS
sw 1B Avtostaphylos eaursi Kiniimick 1pot o
Mo 82 Manonisrepens Creeoing Oregon Grape oo asvoc
pat 8 Pachysandre teminals Japanese Spruge 1pot asvoc
FeRNS
B 101 Blechnum spicant Deer Fem 1pot asvoc
pom 37 Polstichum munitum Sword e 2pot 0o
cRasses
om 55 Eymus mogelianicus Blue Whest Grass. 2pot o
hes 40 Helcotichon semperviens Blue oat arass 2001 o

350sqm Etera Sedum Tie T s 12x247le

Caliergonele cuspidata

Pointed Spear Moss
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PLANTING PLAN LEGEND

1D BOTANICAL NAME ‘COMMON NAME

SHRuBS

uc Atbutus inedo Compscta Stawberny Bush

Pol Prunus auroceraaus Oto Luyker Engish Laurel

PERENNIALS

achm. Achilea millefoium Common varrow

anm Anenome mutfica Pacifc Anenome

am Amera martima Sea Thif

1o Lavandua angustioi Hidcote lue Lavender

GROUNDCOVERS

aw Arctostapiylos wa-rsi Kinnkinnck
Mahonia repens Creeping Oregon Grape

pat Pachysandr terminalis Japanese Soruge

FeRns

bls Blechnum spicant Do Forn

pom  Polstchum munitum Sword Fern

GRAssES

i Eymus magelanicus Blue Wneat Grass.

hes Helcovichon semperirens. Blue oat rass

NoTEs

1FOR REFERENCE ONLY. REFER TO PLANT LIST AND IMAGES SHEET FOR FULL LIST OF
PLANTS, QUANTITIES, IZE.0.C. SPACING, AND PLANTING NOTES

Ep——

LEVEL 1

[ccoo i

LEVEL 2

o 5 10m
e e —

HDECAPE cTune
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LIGHTING LEGEND

e DESCRIPTION
M LIGHT TYPE 1 WALL / STEP LIGHT
) LIGHT TYPE 2 IN-GROUND LIGHT

LIGHT TYPE 3: LED STRIP LIGHT.

LIGHT TYPE 4: BOLLARD LIGHT
® LIGHT TYPE5: POT LIGHTS
INARCHITECTURAL CANOPY

NoTE:
LIGHTS AS PER ELECTRICAL SHOWN FOR REFERENCE ONLY.

LIGHT TYPE 1

LIGHT TYPE 3

LEVEL 2

LIGHT TYPE 2

LIGHT TYPE 4

LEVEL 5

1N GROUND LIGHT BEHIND SCREEN
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LEVEL 1 LEVEL 2

IRRIGATION LEGEND
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THICKEN CONCRETE AT EDGES WHEN
AGANST SOFTSCAPE

—  TvCALSAWCUTIONT

[ CONTROLSAWCUTJONT

— CIP CONCRETE PAVING

150

10

19MM MINUS COMPACTED GRANULAR
BASE COURSE.

SEE ARCHITECTURAL
STRUCTURAL SLAB

m ONSITE PRIOR

3.REFER TO CITY STANDARDS FOR ALL OFF-SITE CONRETE FLAT WORKS.

CIP CONCRETE - ON SLAB
fee

THICKNESS:

size e xas

SUPPLIER: NEWSTONE
TYPE: MANHATTAN SLABS OR APPROVED ALTERNATE

COLOUR: NATURAL

viries g0,

. PR BN

— CONCRETE SLAB PAVER
ADJUSTABLE PEDESTAL

SEE ARCHITECTURAL
STRUCTURAL SLAB

O CONCRETE SLAB PAVERS ON PEDESTAL - ON SLAB
SeR T

UNIT PAVERTYPE 1
SUPPLIER: BARKMAN

TYPE: BROADWAY PLANKS OR APPROVED ALTERNATE
COLOUR: NATURAL

THICKNESS: 100

size: a51x76

SWEEP JOINTS WITH SHARP JOINTING
SAND AND VIBRATE IN

UNIT PAVERS

e 25MM BEDDING SAND.

150 35

19MM MINUS COMPACTED GRANULAR

SEE ARGHITECTURAL -
TRUCTURAL SLA

B ADIACENT

PEDESTRIAN UNIT PAVERS - ON SLAB
: feem

‘SUPPLIER: NORTHWEST LANDSCAPE SUPPLY
TYPE: BULK RIVER ROCK

szEz o

ADIACENT

RIVER ROCK ON FILTER FABRIC

M 150

SEE ARCHITECTURAL RODF
ASSEMBLY (STRUCTURAL SLAB,
WATERPROOFING, DRAIN MAT,
INSULATION, ROOT BARRIER)

DECORATIVE ROCK - ON SLAB
: fem

SUPPLIER: BASALITE CONCRETE PRODUCTS
TYPE: SF RIMA PERMEABLE PAVERS OR APPROVED ALTERNATE
COLOUR: GRANITE WITH NATURAL GREY BANDS.

THICKNESS: B0MM

szE 8o

VEHICULAR RATED PERMEABLE PAVER

AGGREGATE FILLED JOINTS.
BEDDING COURSE

SUBBASE COURSE seecmL

A Ve e Ve e LTl e 7:<— CCOMPACTED SUBGRADE
M R TR
vores

( ) VEHICULAR PERMEABLE PAVERS - ON GRADE
Scale 10

| automcrace
| aLummum Evcer

L 190M I CLEAR, ROUND & WASHED
DRAINROCK

| DRAIN MAT OVER PROTECTION BOARD
OVER WATERPROOFING SPECIFIED BY
ARCHITECTURAL

| conTINuoUS FILTER FABRIC STAPLED.
T8M EDGER

( ) GRAVEL DRIP STRIP - ON SLAB
Sewe0
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o< < 8 < FILTER FABRIC
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SUPPLIER: CUSTOM
TYPE: BOLLARD BIKE RACK

(COLOUR  MATERIAL: WEATHERED STEEL

( )ﬂIK[RACKS
Seale 0

SUPPLIER: GREEN THEORY O APPROVED ALTERNATE
TYPE: JON EDGING

COLOUR | MATERIAL: WEATHERED STEEL

METAL PLANTERS
: e

‘SUPPLIER: LANDSCAPE FORMS OR APPROVED ALTERNATE

SUPPLIER: GREEN THEORY OR APPROVED ALTERNATE suppLIER: CUSTOM
TYPE: JOIN SEATING TYPE: PRIVACY SCREEN

‘COLOUR / MATERIAL: WEATHERED STEEL, HARDWODD TIVBER.

‘liili;.|||“

() BENCH ( ) PRIVACY SCREEN
Seae 10 ST

SUPPLIER: LANDSCAPE FORMS OR APPROVED ALTERNATE
TYPE: CATENA TABLE AND 21 GHAIR OR APPROVED ALTERRATE

‘COLOUR  MATERIAL: POWDERCOATED METAL, COLOUR TBO.

MOVEABLE TABLE AND CHAIRS
: T

TYPE: GO OUTOOOR TABLE AND CHIPMAN STOL OR APPROVED ALTERNATE

‘COLOUR/ MATERIAL: POWDERCOATED METAL, COLOUR TED.

( ) BAR HEIGHT TABLE AND STOOLS
Semer a0

LOG SIZE: 25001 - 3045414 LONG, 450MM DIAMETER

BOULDER SIZE: PER PLAN

BOULDERS AND LOGS
: ST
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+ ENSURE THEE 5 ERTIAL 8 GONTERED o

stru

T PLEASE ASSUME 0% SOIL VOULME FOR STRUETURAL 501

TheE STaseS OAE)
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D GRADE

TuR son o son

CITY OF NORTH VANCOUVER
DECIDUOUS TREE PLANTING DETAIL
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Attachment 4
POTTINGER BIRD

COMMUNITY RELATIONS

VIRTUAL DEVELOPER INFORMATION SESSION
Cascadia Green Developments | 835-845 W 15 Street, North Vancouver
Version Date: February 11, 2026

Overview

Cascadia Green Developments (“Cascadia”) has submitted an application to rezone the properties at 835-
845 W 15" Street. The proposal is for the development of a 5-storey retail-service building consisting of
retail services on the ground floor and non-surgical medical offices with two levels of underground
parking.

On Tuesday, January 20, 2026, Cascadia hosted a virtual Developer Information Session (“DIS”) to
introduce the Rezoning Application, gather community feedback, and respond to questions from the
public. The session was conducted following the City’s guidelines regarding notification, format, and the
information presented.

The purpose of the virtual DIS was to provide an opportunity for community members to learn about the
vision for the site, ask questions, and share their input. A total of two (2) community members attended
the session via Zoom and participated in a Q&A discussion with the applicant team.

The following report provides a detailed summary of the session and event logistics.

Event Details
Event Date: Tuesday, January 20, 2026

Time: 6:00 PM
Location: Online Zoom Webinar
Attendance:

Two (2) members of the public attended virtually.
Appendix A includes a copy of the attendee list.

There were seven (7) members of the project team in attendance, including the architect, landscape
architect, and transportation consultant. One representative of the City’s Planning Department was also
present.

PUBLIC NOTIFICATION

Notification Mail Out

An official notification letter was approved by City staff and mailed on December 23", 2025, via Canada
Post to property owners, residents, and businesses via a targeted address list received from the City of
North Vancouver.

Appendix B provides a copy of the official notification letter and Appendix C provides a proof of mailing.

Newspaper Notification

In addition to the delivered notification, advertisements were published in two consecutive issues of the
North Shore News advertising the virtual DIS. The publication dates were January 7" and January 14%™,
2026.
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Appendix D provides a copy of the newspaper publication.

Site Signage
In accordance with City requirements, a site sign was installed at prominent frontage of the subject site on
January 5%, 2026.

Appendix E provides a copy of the site sign, along with a photo of the sign in place.

VIRTUAL DIS FORMAT
The virtual DIS was hosted via Zoom Webinar on Tuesday, January 20, 2026, at 6:00 PM. The applicant
team provided a presentation outlining:

e Proposal Overview

e Site and policy context

e Project statistics

e Architectural plans and renderings

e Anticipated community benefits

Appendix F provides a copy of the presentation presented during the session.

Participants were invited to use the Q&A function to ask questions or submit comments during the
session. Questions were read aloud and directed to the appropriate project team member for a live verbal
response. The applicant team, along with the City planner, addressed all questions during the dedicated
Q&A portion of the session.

The Q&A period, along with the project presentation, lasted approximately 30 minutes. No questions
were raised.

Please note that this record reflects the answer responses as closely as possible, as verbatim transcription
was not possible. As per the City of North Vancouver Guidelines, the session was not recorded, and
questions were answered live.

COMMENTS RECEIVED

DIS Comments

One (1) comment was received from participants during the DIS. Of the one (1) comment received:
e 1 (100%) of the comments can be characterized as supportive;
e 0 (0%) can be characterized as mixed/other/not germane to the application;
e 0 (0%) can be characterized as opposed.

Appendix G provides a copy of the verbatim comments received during the DIS via the Zoom chat
feature.

Following the DIS, participants were invited to submit written comments to the City planner for two
weeks. There was no correspondence submitted to the applicant team following the DIS.
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Comments received by the City of North Vancouver

Appendix H provides a copy of the comments received by the City following the DIS. Included in these
comments are (a) comments and enquiries received by email, and (b) feedback from the comment form
on the City’s website between January 20 — February 3, 2026.

(a) One email was received by City Planning Staff. Of the emails from the public to City Planning Staff:
e 0 (0%) of the comments can be characterized as supportive;

e 1 (100%) of the emails can be characterized as mixed/other/not germane to the application;

e 0 (0%) can be characterized as opposed.

(b) 0 comment forms were submitted via the City’s website between January 20 and February 3,
2026.

Cumulative Summary of Comments Received
Through this engagement period, two (2) total comments were received.

Of the 2 comments received:
e 1 (50%) can be characterized as supportive;
e 1(50%) can be characterized as mixed/other/not germane to the application;
e 0 (0%) can be characterized as opposed.

TOTAL COMMENTS RECEIVED

B Support W Mixed / Other / Not Germane to the Application Opposed

0%

Key Themes of the comments received online include:
e Support for the application in general
e Support for parking circulation via the lane
e Suggestion to upgrade the lane facilities
e Suggestion to limit street and lane boundary to match existing context.

APPENDIX LIST

Appendix A: Attendee List Appendix F: Virtual DIS Presentation

Appendix B: Official Notification Letter Appendix G: Comments received during the DIS
Appendix C: Proof of Mailing Appendix H: Comments received following the
Appendix D: Newspaper Publication DIS

Appendix E: Site Sign and Photos
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Appendix A: Attendee List

Attendee Report

Report generated time 02/04/2026 02:36:09 PM
Topic Webinar ID

835 - 845 West 15th Street - Developer

Information Session 853 9620 9812

Host Details

Attended User Name {Original Name)
Attendee Details

Attended User Name (Original Name)
Yes

Yes

Actual Start Time
01/20/2026 05:35:01 PM
Email

Email
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Actual Duration (minutes) Unique Viewers Total Users

54 2 13
Join Time Leave Time Time in Session (minutes)
Join Time Leave Time Time in Session (minutes)

01/20/2026 06:00:11 PM 01/20/2026 06:28:23 PM 29
01/20/2026 06:00:14 PM 01/20/2026 06:28:23 PM 29
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Appendix B: Official Notification Letter

PLANNING APPLICATION

835 - 845 West 15th Street, North Vancouver

Cascadia Green Development has sybmitted an apolication to rezone the property at 835-845 W 15" Street
from C5-1 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 38 parking stalls, two loading spaces, and a rooftop

outdoor patio.
PROPOSED BUILDING LOCATION
. WEHI-.E;“ ®_ =35 |
q° SITE =
S i gl [
R, 1
[’ - l'%'\:-.,
:-}“H\:w'ﬁ' w10 . i
u_x"‘x‘ -
DN
N B
~ T
. Y

COMMENT ONLINE BY: cnv.org/Applications m o
February 3, 2026 Search by property address 2

VIRTUAL DEVELOPER'S INFORMATION SESSION:

DATE: January 20, 2026

START TIME: 6:00pm

REGISTER: hitps-ffus02web zoom.usiwebinarfregisterMWHN v Vz30wymWY adrHwylA

APPLICANT CITY OF NORTH VANCOUVER

Jaraad Marani Hamed Ghasemi

Cascadia Green Development 141 West 14" Sireet, North Vancouver
jaraad{@cascadiagreendev.com hghasemi@cnv.org

T78-990-1452 604-983-7357

2158598
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DEVELOPMENT APPLICATION COMMENT FORM

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

Alternatively, vou can fill out the form below and mail or drop-off at City Hall (141 West 14th Street, Morth
Vancouver BC, VM 1HS). 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 on
how to provide feedback during the Council process or Public Hearing, visit cnv.ora/PublicHearinns

1. What do you like about the proposal?

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

3. Which of the following best describes you:

| live in the City of North Vancouver

| work in the City of Morth Vancouver

| live AMD work in the City of Morth Vancouver
Mone of the above

oooo

Project Address: | 835 - 845 West 15th Street

Flease provide your corfact info if you would iike a response fo your feedback. Your corfact info will be shared
with the Applicant but mot with Council.

Email Address (Opfional):

Phone Number (Opfional):

The City iz collecting your personal information in sccondance with Section 26(c) of the Freedom of Information and Protection of
Frivacy Act. The Gify collects your information for the purposes of sdministenng City programs and senvices, including permmits and
licensing zenices. If you have any queshions, plesse confact the Privacy Coordinator af 147 West 14th Streef, North Vancouver, BC
VPN 1HY or plsnmingi@onv.arg or B04-985-7761.

2158598

Page 72



POTTINGER BIRD

COMMUNITY RELATIONS

Appendix C: Proof of Mailing

Personalized Mail C179487068 El
Courrier personnalisé Accepting Location Lieu de dépdt
Paid By Cusiomer No.  N* du dlienticompbe

Maidled By Customer Number  Expédié par N° du dient: 2689057 2683057
kiethod of Payment  Mode de paiement

;I?HE\'ES?IHG? DIREE;:‘AI_ INC. el o gt
VANCOUVER BC VSX 4P3 G04-253-6006 Contract No. N de ka comvention

Mailed on behatf of Expédié au nom de: 2689057 Pat Judd Transmumed T rarsmis: P25 228 J0-07 EST
CIF ACMA: No ! Non

Customer Reference  Référence du client: 41239_PB

Co-phgd in PM pc Conditionnement commun de la Poste-publications: Mo | Mon
DMC CVML: Address Accuracy Exactitude des adresses

Deposit Summary | Sommaire du dépdt Locatkn | Bureau: PACIFIC PROCESSING CENTRE RVU 1186
5840 FERGUSON ROAD
RICHMOND BC V7B 0B1

(Thee inducion Date may be diffsrent. /La daie de dépdl pourrait dtre différents.)

BECAT 94870 G81LM WH1AA 1223

Service Description ] T —— Pracems Weight | Pieoe Containers | Contenours
Artdes Prosds | arscie: (Cusiomer estmate / Evaluation du chent)
Persid Ml Machireable Sid | C perso mec st 112 L0 ko data available B
1z 1.15q Aucune domnnee dispanible

Entire Malling / Envol compilet

Product Cost Cenire Refsrsnce Maling id Dempot Dt Pscms et Prece L= Mebmbemremd Fiabe Options Code £ Tofal Cost (§)
Produit Référence centre de collts N* Deptit Db chs dépdit Arbcies Posdsarsce 5/ arboe Sikg Afir. Mach Code d'opSions § Tolal des fras ($)
O1BET 112 Wiy 055500 [£] EE2 16
TOTAL 112 112kg $0.00 $E2.16

Deposit Type | Type de dépdt

Full Mailing - One Deposit / Dépdt entier - Uin seul dépdt

Page 73



POTTINGER BIRD

COMMUNITY RELATIONS

Appendix D: Newspaper Publication

DEVELOPER

INFORMATION C/i\SCADlA

SESSION

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 public are invited to attend a Virtual Developer
Information Session to review the proposal, ask questions and submit comments.

DATE:
January 20, 2026

START TIME:
6:00 p.m.

REGISTER: Zoom Webinar

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

City of North Vancouver Cascadia Green Development
Hamed Ghasemi Jaraad Marani
hghasemi@cnv.org Jaraad@cascadiagreendev.com
604-983-7357 778-990-1452

This meeting is required by the City of North Vancouver as a part of the land use application process.
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Appendix E: Site Sign and Photos
PLANNING APPLICATION

835-845 West 15th Street TO LEARN MORE OR TO PROVIDE
Lots 2-3, Block D, DL 265, Plan 7199 INPUT ON THIS PROJECT:

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 N COMMENT ONLINE BY:
access from the rear lane. The proposal includes 39 parking W Fasuery:Si; 2020
stalls, two loading spaces, and a rooftop outdoor patio. - VIRTUAL DEVELOPER'S

PROPOSED BUILDING INFORMATION SESSIONS
Interested members of the public are invited to attend the I — DATE Tuesday, January 20th, 2026
Virtual Developer Information Session with the Applicant for -
an early opportunity to review the proposal and offer SR e [ TIME Presentation starts at 6:00 PM
comments. If you would like to attend please register by T : REGISTER Please email your name and
contacting the applicant on the below details; = information to

jaraad@cascadiagreendev.com
Applicant: Yaraad Marani ’ . T
pplicant Cascadia Green Development cnv.org/Applications
jaraad@cascadiagreendev.com planning@cnv.org ofnorth
778-990-1452 604.982.9675 vancouver
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Appendix F: Virtual DIS Presentation

WELCOME

Thank you for your interest in
our proposal for 835 - 845 West
15th Street in North Vancouver.
The purpose of this Developer ~ﬂ“"

5 g R e
Information Session is to introduce
Cascadia Green Development and
our proposal to the community,

receive feedback, and answer your - ""““ll""l|
[ ]

g B

questions.

y T
We welcome your feedback. " ;."

=mnli

Above: Rendering of the south facade of the proposed building, looking from Marine Drive

il

We respectfully acknowledge that we live and work on
the traditional and unceded territories of the
Skwxwi/mesh (Squamish) and salilwatat (Tsleil-
Waututh) Nations. We are committed to reconciliation
with these Nations, who have lived on these lands since
time immemorial.
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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 the presentation, there will be a Q&A. If you have any additional
questions following the virtual DIS, please email:

heather@pottingerbird.com

LA

CDEVELOPERINFORMATIONSESSION
HOW TO PARTICIPATE

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

How to ask questions: How to share comments:

© Question and Answet - a x

Click on the ‘Q&A’ icon in the Visit The City of North Vancouver
black menu bar at the bottom of website at

your Zoom screen. https://www.cnv.org/Business-
Wisicoms b GisiA Development/Building/Land-Use-

A white ‘Question and Answer’ box utions o0 kel how up e Oy bt Approvals/Active-Applications/835---

will pop up and you can type your 845-West-15th-Street
questions and feedback here. or use the QR code below
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QUICK POLL

CDEELOPERIFORWATIONSESSON
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, with experience ranging from single-family homes to multi-family residences.

Axir 2590 Lonsdale Ave To support the planning program,
Cascadia Green Development
has engaged a team of experts, including:

e SHAPE Architecture: Project Architects

e Connect Landscape Architecture: Landscape
Architects

¢ Watt Consulting Group: Transportation
Consultants

] o > 1 i - 7 &
Innova— E 31 St & St Davids Ave Q = e C/ASCADIA
- " - — Creen Deneloprmwnt
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Neighbourhood Context: Positioned between West
15% Street and Marine Drive.
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VIEW EAST ALONG WEST 15TH STREET - EXISTING BUILDING AND VACANT SITE

cascs

POLICY CONTEXT

gy
Schedule A
Land Use
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SUBJECT SITE

» The site is designated Mixed Use Level 2

(Medium Density) in the City of North

Vancouver's Official Community Plan
(OCP).

Building height will be evaluated based
on contextual fit. The site’s proximity to
the Marine Drive Frequent Transit
Corridor supports consideration of
higher-density, mixed-use development.

Public Benefits for this project include:

v' Employment and business
generation.

CARCAD
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The following council approved
policies/bylaws/guidelines have also
informed the proposal:

* Marine Drive Streetscape Design
Guidelines

+ 2018 Density Bonus and Community
Benefits Policy

* AAA Bicycle Network for City of NV (All
Ages and Abilities)

« Active Design Guidelines

+ Sustainable Design Guidelines

+ Zoning Bylaw

+  Community wellbeing strategy

* CNV Accessibility Plan

* CNV Mobility Strategy

C/ASCADIA

Lreen Developrment
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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
building with approximately 15 units,
to deliver much needed non-surgical
medical office, retail space, and an
enhanced pedestrian streetscape, as
outlined in the Marine Drive
Streetscape Design Guidelines.

Creen Development
e 5 storeys
Bul'ldmg Total Offices Approx. 15 Units
Height 2438 m
2.5FSR
Density Site Area 10,810 sq. ft.
27,000 sq ft
Bicycle 5 .
Paddng 26 spaces Vehicle Parking 39 spaces
Lreen Development
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SITE PLAN

WEST 15TH AVENUE

COMMFNGAL SPACT

e Vi v
|

COMMERCIAL SPACE

le of proposed Lane off Marine Drive

C/ASCADIA

eon Develos

ABOVE
GRADE
LAYOUT

Retail Service Use Units
Services / Office Units
Lobby

Interior Circulation
Exterior Circulation
Service

Parkade

pappone
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GROUND LEVEL

GROUND LEVEL
Surface Parking Spaces = 2

& PARKING ==

Parkade Entrance at Lane
Active Design Stairs

PARKING LEVEL 1
Parking Spaces = 12

Bike Storage and End O/ Trp
Sexvice Rooms coord. with Utiities

Retail Service Use Units

=
B Services / Office Units
=3 Lobby
B8 Interior Circulation
B3 Exterior Circulation PARKING LEVEL 2
Bl Service Parking Spaces = 25
3 Parkade
BV Car parking spaces = 19

LEVEL 1 - ENTRANCE

| = ! i

| ‘ ’ | ‘ ‘ ’ i R PR Py
| 1 | S ¢ 1 4 it [} —— «

' |

i '

BIKE RACK ‘ | COMMERDAL SPACE
lf l & ‘ 3 = | P
COMMERCIAL SPACE
!

( ) FRONT ENTRANCE ELEVATION
: |

Feature paving

PROPOSED STREET TREE, —
MIN S0OMM DEFTH

/
It
{
/

OFFSITE PLANTING, PER CITY OF
MOHTH VANCOUVER STANDARDS

oM
SCALE: 1200

=<

( ) SECTION THROUGH FRONT ENTRANCE Bikerack >~ =
e
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L LANDSCAPE ~

LEVEL 2
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DFFICE SPACE

Outdoor seating
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GREEN ROOF

Above: The proposed building’s north fagade along West 15t Above: The proposed building’s south facade, facing Marine Drive.
Street, with exterior walkways and terraces.

Sl
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POTTINGER BIRD

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 sidewalks.

=S

Transit Oriented L

The application supports
active transportation and
social connectivity, providing
end-of-trip

cycling amenities and a
pedestrian-friendly
streetscape that enhance the
public realm along 15th
Street.

ploy 1t Opportunity:
This project includes close to
10,810 sq. ft. of pedestrian-
friendly commercial space
which will generate significant
empioyment, creating short-
term construction and
professional consulting jobs
and long-term permanent
positions 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 environmental
design. The proposal
incorporates Step Code 2
energy performance, and other
sustainable measures.

COMMUNITY RELATIONS

Building Amenities:
Rooftop patio is open to
employees of the building
and will provide outdoor
space for the enjoyment of
building users.

C/ASCADIA

Lreen Developrment

PROJECT TIMELINE & NEXT STEPS

We Are Here

CASCADIA

Corean Denvelopmeri
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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.

e

CDEVELOPERINFORMATONSESSON
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: How to share comments:

@ Question and Answer - o x

Click on the ‘Q&A’ icon in the Visit The City of North Vancouver
black menu bar at the bottom of website at

your Zoom screen. https://www.cnv.org/Business-
Development/Building/Land-Use-

A‘White ‘Question and Answer’ box Fretiore o st s ware. Oy o ar Approvals/Active-Applications/835---
will pop up and you can type your 845-West-15th-Street
questions and feedback here. or use the QR code below

1
1
1
1
1 Type your Question here
1
1
4
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POTTINGER BIRD

COMMUNITY RELATIONS

THANK YOU

We appreciate your attendance and feedback today.
Please share your feedback via the CNV website at

https://www.cnv.org/Business-Development/Building/Land-Use-Approvals/Active-
Applications/835---845-West-15th-Street

B

L
rud 10 5 T
A

i :
(=g CASCADIA
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COMMUNITY RELATIONS

Appendix G: Comments received during the DIS

Question Report
Report generated time 02/04/2026 02:36:08 PM

Topic Webinar ID Actual Start Time Actual Duration (minutes)
835 - 845 West 15th Street -

Developer Information

Session 85398209812 01/20/2026 05:35:01 PM 54
Question Details
& Question Asker Name Asker Email

1 Looks great!!
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POTTINGER BIRD

COMMUNITY RELATIONS

Appendix H: Comments received following the DIS

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

Don't click links or open attachments unless you trust the sender and know
the content is safe. Unsure? Report it with the Outlook Phish bufton.

Hi Hamed,

I am an owner in the adjoining building and having received the planning application
information sheet for the above, | am making the following comments:

1) While it is a good idea to direct traffic in and out of the proposed building via the back
lane, council needs to recognize that this already quite heavily used lane must be
upgraded to withstand the additional traffic volume expected from this new service-
business based building. To this end, please consider adding to the lane new mountable
concrete curbs, new black top surfacing and addition new lighting. This lane is subject to
transient homeless occupancy, radent occupancy and a garbage problem. Upgrading
should be tied to the completion of this building and hopefully will result in a reduction
of these negative factors.

2) Consider limiting street & lane boundary to face of building offsets to be not less than
those that presently exist for 857 157 Street W., and the corresponding building at the
other end of this development site.

Thank you, and regards,

END
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Attachment 5

OFFICE OF THE DEPUTY CHIEF ADMINISTRATIVE OFFICER
LEGISLATIVE & LEGAL SERVICES DIVISION
CITY OF NORTH VANCOUVER

ofnorth

141 WEST 14TH STREET T 604 985 7761
vancouver NORTH VANCOUVER INFO@CNV.ORG
BC | CANADA | V7IM 1HS CNV.ORG

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 15" 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 15t 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 15" 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

Document Number: 2771763
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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,

\ \ ]
\ ’ | b
araln \_owisc N/

Sarah Larisch
Administrative Coordinator

CccC: 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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Attachment 6

Overview of Zoning Variances

Table 1 provides a summary and overview of the proposed zoning variances associated
with the project at 835 & 845 West 15" Street. The justifications for each variance are
described below.

Table 1. Requested Changes to the Zoning Bylaw

Base Zone Proposed Regulations
(C-2) (CD-773)
Gross Floor 2.3 FSR 25FSR
Area (GFA)
Lot Coverage |70% 70% (no change)
Height 12.192 metres (40 feet) 5 storeys, and
25 metres (82 feet)
Siting Principal Buildings shall be Principal Buildings shall be sited
sited not less than: not less than:
e 6.096 metres (20 feet) from | e 4.0 metres (13.1 feet) from a
a rear lot line rear lot line
Building Shall not exceed a horizontal No change
Width and width or length of 30.48 metres
Length (100 feet) above the third
Storey
Vehicle 1 space per 50 square metres | A minimum of 41 parking spaces
Parking (538.2 square feet) of Gross are provided, two of which will be
Floor Area. allocated as Disability Parking
spaces.
A total of 50 stalls are required
for 2509 square metres of GFA
comprised of:
*48 commercial parking stalls
+2 Disability Parking stalls
Bicycle 1 Secure space per 250 m? of | No change
Parking Gross Floor Area; and
6 Short-Term spaces per 1,000
m? of Gross Floor Area

Document Number: 2833714
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Base Zone Proposed Regulations

(C-2) (CD-773)

A total of 26 stalls, comprised

of:

*10 Secure bicycle parking

stalls

*15 Short-Term bicycle parking

spaces
Loading Two required Loading spaces | Varied to allow Loading Spaces to
Spaces shall be not be less than 2.743 | have dimensions not less than;

metres (9 feet) in width, 9.144 | ¢ 3.4 metres in width, and 8.6m in

metres (30 feet) long. length; and

e 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.

Document Number: 2833714 Page 2 of 5
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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:

e 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

Document Number: 2833714 Page 3 of 5
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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 2.7 m in width x 9.15 m in e Large - 3.4 m width x 8.62 m in
Space length. length; and;
dimension e 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.

B2 W1Sth St
M= 7 25m)

ASPHALT PARKING |
Dty SipcacE

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

Document Number: 2833714 Page 4 of 5

Page 97



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.

Document Number: 2833714 Page 5 of 5
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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 15" 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 15" 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 15" 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:

(@) The maximum Gross Floor Area is 2.5 Floor Space Ratio times the original
lot area of 1,004.7 metres?;

(3) Building Height:

(@) The Principal Building shall not exceed a Building Height of 25 metres (82
feet) as measured from the average Building Grades;

The Corporation of the City of North Vancouver Page 1

Bylaw, 2026, No. 9194

Document: 2833721-v1
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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 metres?.

(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 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

The Corporation of the City of North Vancouver Page 2
Bylaw, 2026, No. 9194 Document: 2833721-v1
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