
Document Number: 2850752  

AGENDA FOR THE REGULAR MEETING OF COUNCIL HELD IN 
THE COUNCIL CHAMBER AND ELECTRONICALLY (HYBRID) FROM 
CITY HALL, 141 WEST 14TH STREET, NORTH VANCOUVER, BC, 
ON MONDAY, SEPTEMBER 21, 2026 AT 6:00 PM 

 
 

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

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

and unceded territories of the Skwxwú7mesh (Squamish) and səl̓ílwətaɬ (Tsleil-Waututh) Nations. 
 
CALL TO ORDER 
 
APPROVAL OF AGENDA 
 
1. Regular Council Meeting Agenda, September 21, 2026 
 
ADOPTION OF MINUTES 
 
2. Regular Council Meeting Minutes, July 20, 2026 
 
3. Special Council Meeting Minutes, July 27, 2026 
 
4. Special Council Meeting Minutes, September 3, 2026 
 
PROCLAMATIONS 
 

Truth and Reconciliation Day – September 30, 2026 

Canadian Library Month – October 2026 
 
PUBLIC INPUT PERIOD 
 
CONSENT AGENDA 
 
Items *5, *6, *7, *8, *9 and *10 are listed in the Consent Agenda and may be considered 
separately or in one motion. 
 
BYLAWS – ADOPTION 
 
*5. “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2026, No. 9134”  

(154 East 17th Street, CD-769) 
 
*6. “Housing Agreement Bylaw, 2026, No. 9135”  

(154 East 17th Street, CD-769, Rental Housing Commitments) 
 
*7. “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2025, No. 9139”  

(341-347 West 4th Street, CD-770) 
 
*8. “Housing Agreement Bylaw, 2025, No. 9140”  

(341-347 West 4th Street, CD-770, Rental Housing Commitments) 
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CONSENT AGENDA – Continued 
 
REPORTS 
 
*9. Metro 2050 Type 3 Proposed Amendment – City of Vancouver (Molson Site) 
 
*10. Metro 2050 Type 3 Proposed Amendment – City of Surrey (105 - 175A Street)  
  
PRESENTATION 
  

Remembrance Day Parade Banners and Cenotaph Rededication  
– Director, Transportation 

  
REPORT 
 
11. Remembrance Day Parade Banners and Cenotaph Rededication 
  
BYLAW – SECOND AND THIRD READINGS 
 
12. “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2026, No. 9194”  

(835 and 845 West 15th Street, CD-773) 
 
PUBLIC CLARIFICATION PERIOD 
 
COUNCIL INQUIRIES 
 
NEW ITEMS OF BUSINESS 
 
NOTICES OF MOTION 
 
ADJOURN 
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CALL TO ORDER 
 
APPROVAL OF AGENDA 
 
1. Regular Council Meeting Agenda, September 21, 2026 
 
ADOPTION OF MINUTES 
 
2. Regular Council Meeting Minutes, July 20, 2026 
 
3. Special Council Meeting Minutes, July 27, 2026 
 
4. Special Council Meeting Minutes, September 3, 2026 
 
PROCLAMATIONS 
 

Truth and Reconciliation Day – September 30, 2026 

Canadian Library Month – October 2026 
 
PUBLIC INPUT PERIOD 
 
The Public Input Period is addressed in sections 12.20 to 12.28 of “Council Procedure Bylaw, 2015, 
No. 8500.”  The time allotted for each speaker addressing Council during the Public Input Period is 2 
minutes, with the number of speakers set at 5 persons.  Speakers’ comments will be audio recorded, 
as well as live-streamed on the City’s website, and will form part of the public record. 
 
Speakers may only speak on the same matter once in a 3-month period. 
 
Speakers during the Public Input Period are permitted to join the meeting in person in the Council 
Chamber or electronically via Webex.  There are 2 ways to sign up to speak during the Public Input 
Period. 
 

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

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

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

 
If a speaker has written material to accompany their comments, the material must be sent to the 
Corporate Officer at clerks@cnv.org no later than 12:00 pm on the day of the Council Meeting. 
 
The Public Input Period provides an opportunity for comment only and places the speaker’s concern 
on record, without the expectation of a response from Council.  Speakers must comply with the 
General Rules of Conduct set out in section 5.1 of “Council Procedure Bylaw, 2015, No. 8500” and 
may not speak with respect to items as listed in section 12.25(2), including Zoning Bylaws for which a 
Public Hearing will not be held or is prohibited under section 464 of the Local Government Act. 
 
Speakers are requested not to address matters that refer to items from a concluded Public 
Hearing/Public Meeting or to Public Hearings, Public Meetings and Committee meetings when those 
matters are scheduled on the same evening’s agenda, as an opportunity for public input is provided 
when the particular item comes forward for discussion. 
 
Please address the Mayor as “Your Worship” or “Mayor, followed by their surname”.  Councillors 
should be addressed as “Councillor, followed by their surname”.  
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CONSENT AGENDA 
 
Items *5, *6, *7, *8, *9 and *10 are listed in the Consent Agenda and may be considered 
separately or in one motion. 
 

RECOMMENDATION: 
 

THAT the recommendations listed within the “Consent Agenda” be approved. 
 
START OF CONSENT AGENDA 
 
BYLAWS – ADOPTION 
 
*5. “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2026, No. 9134” (154 East 

17th Street, CD-769) 
 

RECOMMENDATION: 
 

THAT “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2026, No. 9134” (154 
East 17th Street, CD-769) be adopted, signed by the Mayor and Corporate Officer 
and affixed with the corporate seal. 
 

*6. “Housing Agreement Bylaw, 2026, No. 9135” (154 East 17th Street, CD-769, 
Rental Housing Commitments) 

 
RECOMMENDATION: 

 
THAT “Housing Agreement Bylaw, 2026, No. 9135” (154 East 17th Street, CD-769, 
Rental Housing Commitments) be adopted, signed by the Mayor and Corporate 
Officer and affixed with the corporate seal. 

 
*7. “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2025, No. 9139” (341-347 

West 4th Street, CD-770) 
 

RECOMMENDATION: 
 

THAT “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2025, No. 9139” 
(341-347 West 4th Street, CD-770) be adopted, signed by the Mayor and 
Corporate Officer and affixed with the corporate seal. 

 
*8. “Housing Agreement Bylaw, 2025, No. 9140” (341-347 West 4th Street, CD-770, 

Rental Housing Commitments) 
 

RECOMMENDATION: 
 

THAT “Housing Agreement Bylaw, 2025, No. 9140” (341-347 West 4th Street, 
CD-770, Rental Housing Commitments) be adopted, signed by the Mayor and 
Corporate Officer and affixed with the corporate seal. 
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CONSENT AGENDA – Continued  
 
REPORTS 
 
*9. Metro 2050 Type 3 Proposed Amendment – City of Vancouver (Molson Site)  

– File: 01-0400-60-0006/2026 
 

Report: Manager, City Design and Planning, September 2, 2026 
 

RECOMMENDATION: 
 

PURSUANT to the report of the Manager, City Design and Planning, dated 
September 2, 2026, entitled “Metro 2050 Type 3 Proposed Amendment – City of 
Vancouver (Molson Site)”: 
 
THAT staff be directed to respond to Metro Vancouver’s correspondence to 
Council, dated July 27, 2026, entitled “Metro 2050 Type 3 Proposed Amendment 
– City of Vancouver (Molson Site)”, outlining indirect impacts to the City of North 
Vancouver, as outlined in the “Proposed Response”; 
 
AND THAT a copy of the correspondence to Metro Vancouver be distributed to 
Council. 
 

*10. Metro 2050 Type 3 Proposed Amendment – City of Surrey (105 - 175A Street)  
– File: 01-0400-60-0006/2026 

 
Report: Manager, City Design and Planning, September 2, 2026 

 
RECOMMENDATION: 

 
PURSUANT to the report of the Manager, City Design and Planning, dated 
September 2, 2026, entitled “Metro 2050 Type 3 Proposed Amendment – City of 
Surrey (105 - 175A Street)”: 
 
THAT staff be directed to respond to Metro Vancouver’s correspondence to 
Council, dated July 2, 2026, entitled “Metro 2050 Type 3 Proposed Amendment, 
Bylaw No. 1463, 2026 City of Surrey (105 - 175A Street)”, outlining indirect 
impacts to the City of North Vancouver, as outlined in the “Proposed Response”; 
 
AND THAT a copy of the correspondence to Metro Vancouver be distributed to 
Council. 
 

END OF CONSENT AGENDA 
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PRESENTATION 
 

Remembrance Day Parade Banners and Cenotaph Rededication  
– Director, Transportation 

 
 Item 11 refers. 
 
REPORT 
 
11. Remembrance Day Parade Banners and Cenotaph Rededication  

– File: 13-6750-20-0010/1 
 

Report: Project Manager, Public Realm Infrastructure, and Section Manager, 
Parks Planning and Design, September 2, 2026 

 
RECOMMENDATION: 

 
PURSUANT to the report of the Project Manager, Public Realm Infrastructure, 
and the Section Manager, Parks Planning and Design, dated September 2, 2026, 
entitled “Remembrance Day Parade Banners and Cenotaph Rededication”: 
 
THAT the North Shore Veterans’ Council of Canada (NSVCC) initiative to add an 
inscription to the Victoria Park Cenotaph for the “Gulf War 1990-1991” be 
endorsed. 
 

BYLAW – SECOND AND THIRD READINGS 
 
12. “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 second and third readings. 

 
PUBLIC CLARIFICATION PERIOD 
 
The Public Clarification Period is limited to 10 minutes in total and is an opportunity for 
the public to ask a question regarding process or clarification on an item on the Regular 
Council Agenda. 
 
COUNCIL INQUIRIES 
 
NEW ITEMS OF BUSINESS 
 
NOTICES OF MOTION 
 
ADJOURN 
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Document Number: 2833515 

MINUTES OF THE REGULAR MEETING OF COUNCIL HELD IN THE 
COUNCIL CHAMBER AND ELECTRONICALLY (HYBRID) FROM CITY 
HALL, 141 WEST 14TH STREET, NORTH VANCOUVER, BC, ON 
MONDAY, JULY 20, 2026 

 
 
PRESENT: Mayor L. Buchanan 

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

 
The meeting was called to order at 6:00 pm. 
 
APPROVAL OF AGENDA 
 
Moved by Councillor Shahriari, seconded by Councillor Valente 
 
1. Regular Council Meeting Agenda, July 20, 2026 
  

THAT the Regular Agenda of July 20, 2026 be amended by moving Item 6 – “North 
Shore Wastewater Treatment Plant – Application of Settlement Proceeds, 
Independent Review, and Request for Public Inquiry by BC Inspector of Municipalities” 
after Item 3, as part of the Consent Agenda; 
 
AND THAT the Agenda, as amended, be approved.  

CARRIED UNANIMOUSLY 
R2026-07-20/1 

 
ADOPTION OF MINUTES 
 
Moved by Councillor Back, seconded by Councillor McIlroy 
 
2. Regular Council Meeting Minutes, July 13, 2026 

CARRIED UNANIMOUSLY 
R2026-07-20/2 

 
PROCLAMATION 
 
Mayor Buchanan declared the following proclamation: 
 

Pride Week – July 25 - August 2, 2026 – read by Councillor Back 
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PUBLIC INPUT PERIOD 
 
Moved by Councillor Bell, seconded by Councillor Shahriari 
 

THAT the Public Input Period be extended to hear all the speakers listed on the sign-
up sheet. 

CARRIED UNANIMOUSLY 
 

• Mike McGraw, North Vancouver, spoke regarding Item 9 – Harbour Swimming Deck. 
• Dennis Hilton, North Vancouver, spoke regarding municipal priorities. 
• Ryan Benson, North Vancouver, spoke regarding Item 9 – Harbour Swimming Deck. 
• Richard Short, North Vancouver, spoke regarding Item 9 – Harbour Swimming Deck. 
• Tom Woywitka, North Vancouver, spoke regarding Item 9 – Harbour Swimming Deck. 
• Andrew Robertson, North Vancouver, spoke regarding Item 8 – Establishing a Cooling 

Strategy for Multi-Unit Residential Buildings. 
• Stephanie Wilson, North Vancouver, spoke regarding excessively loud vehicles in 

Lower Lonsdale. 
 
CONSENT AGENDA 
 
Moved by Councillor McIlroy, seconded by Councillor Valente 
 

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

CARRIED UNANIMOUSLY 
 
START OF CONSENT AGENDA 
 
BYLAW – ADOPTION 
 
3. “Taxation Exemption Bylaw, 2026, No. 9156” 
 
Moved by Councillor McIlroy, seconded by Councillor Valente 
 

THAT “Taxation Exemption Bylaw, 2026, No. 9156” be adopted, signed by the Mayor 
and Corporate Officer and affixed with the corporate seal. 

 
(CARRIED UNANIMOUSLY BY CONSENT) 

R2026-07-20/3 
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CONSENT AGENDA – Continued 
 
MOTION 
 
6. North Shore Wastewater Treatment Plant – Application of Settlement Proceeds, 

Independent Review, and Request for Public Inquiry by BC Inspector of Municipalities 
– File: 01-0400-60-0006/2026 

 
 Submitted by Mayor Buchanan 

 
Moved by Councillor McIlroy, seconded by Councillor Valente 

 
THAT Council amend the following resolution from the July 6, 2026 Regular meeting to 
replace the phrase “section 765 of the Local Government Act” with the phrase 
“relevant legislation, including section 59 of An Act to Incorporate the Greater 
Vancouver Sewerage and Drainage District and section 765 of the Local Government 
Act”: 
 
WHEREAS the City of North Vancouver has repeatedly raised concerns regarding the 
cost escalation of the North Shore Wastewater Treatment Plant (NSWWTP) from an 
original estimate of $700 million to $3.86 billion, and the disproportionate burden this 
places on North Shore residents; 
 
WHEREAS on March 5, 2026, the Mayors of the City and District of North Vancouver 
met with the Premier of British Columbia and Minister of Housing and Municipal 
Affairs, and by joint letter dated April 28, 2026 reaffirmed the requests for a public 
inquiry into the NSWWTP cost overruns by the province, a provincial review of Metro 
Vancouver's governance framework, and a fairness mechanism to protect 
municipalities from bearing the cost of uncontrolled escalations on regional mega-
projects; 
 
WHEREAS on May 13, 2026, the GVS&DD Board announced a mediated settlement 
of its litigation with Acciona Wastewater Solutions LP under which Acciona provided 
$235 million to the GVS&DD, and the GVS&DD has not confirmed how those 
proceeds will be applied; 
 
WHEREAS Metro Vancouver has since announced a review of the NSWWTP 
Program that is commissioned and funded by Metro Vancouver will proceed as 
litigation is complete; 
 
WHEREAS a review commissioned by the very entity whose governance and 
processes are under examination cannot provide the independence, public 
confidence, and accountability that residents require and deserve; 
 
AND WHEREAS the District of North Vancouver Council is concurrently considering a 
resolution to submit a complaint to the Inspector of Municipalities pursuant to relevant 
legislation, including section 59 of An Act to Incorporate the Greater Vancouver 
Sewerage and Drainage District and section 765 of the Local Government Act, and a 
united North Shore position materially strengthens both requests; 

Continued… 
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CONSENT AGENDA – Continued 
 
MOTION – Continued 
 
6. North Shore Wastewater Treatment Plant – Application of Settlement Proceeds, 

Independent Review, and Request for Public Inquiry by BC Inspector of Municipalities 
– File: 01-0400-60-0006/2026 – Continued 
 
THEREFORE BE IT RESOLVED: 
 
1. THAT Council write to the GVS&DD Board requesting that the full $235 million 

settlement received by the GVS&DD from Acciona be applied to the North 
Shore subregion to reduce the cost of the NSWWTP, with the benefit allocated 
to North Shore ratepayers; 

 
2. THAT Council re-affirm in writing to the Chair, Metro Vancouver Board of City of 

North Vancouver’s position that any review of the NSWWTP Program must be 
truly independent, commissioned at arm's length from Metro Vancouver, 
preferably by the Province of British Columbia or the Inspector of Municipalities, 
with terms of reference not determined by Metro Vancouver; 

 
3. THAT the Mayor, on behalf of Council, submit a complaint to the Inspector of 

Municipalities of British Columbia pursuant to relevant legislation, including 
section 59 of An Act to Incorporate the Greater Vancouver Sewerage and 
Drainage District and section 765 of the Local Government Act, regarding Metro 
Vancouver's management of the NSWWTP, specifically requesting: (a) a public 
inquiry into the NSWWTP cost overruns to establish an independent record of 
what occurred with recommendations; (b) a provincial review of Metro 
Vancouver's governance framework, particularly the GVS&DD Act and the 
mechanisms by which it can borrow billions of dollars on behalf of member 
municipalities without their meaningful consent; and (c) a fairness mechanism 
to protect municipalities from bearing the cost of massive, uncontrolled 
escalations on regional mega-projects over which they have no effective 
oversight; 

 
4. AND THAT copies of this resolution be forwarded to the Premier of British 

Columbia; the Minister of Housing and Municipal Affairs; the Inspector of 
Municipalities; the Chair of the Metro Vancouver Board of Directors; the Chair of 
the GVS&DD Board; and the Councils of the District of North Vancouver and 
the District of West Vancouver. 

(CARRIED UNANIMOUSLY BY CONSENT) 
R2026-07-20/6 

 
END OF CONSENT AGENDA 
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DELEGATION 
 

Jennifer Belak, Executive Director, and Farah Steen, Director, Stakeholder and 
Community Engagement, Vancouver’s North Shore Tourism Association (VNSTA) 
 
Re: Major Initiatives and Program Highlights 
 

Jennifer Belak and Farah Steen, Vancouver’s North Shore Tourism Association, provided a 
video presentation regarding the “VNSTA’s Major Initiatives and Program Highlights” and 
responded to questions from Council. 
 
CORRESPONDENCE 
 
4. Jennifer Belak, Executive Director, Vancouver’s North Shore Tourism Association, 

June 4, 2026 – File: 01-0230-20-0037/2026 
 

Re: Update on Vancouver’s North Shore Tourism Association’s Activities and 
Accomplishments 

 
Moved by Councillor McIlroy, seconded by Councillor Girard 

 
THAT the correspondence from Jennifer Belak, Executive Director, Vancouver’s North 
Shore Tourism Association, dated June 4, 2026, regarding the “Update on 
Vancouver’s North Shore Tourism Association’s Activities and Accomplishments”, be 
received for information with thanks. 

CARRIED UNANIMOUSLY 
R2026-07-20/4 

 
PRESENTATIONS 
 
A. Public Safety Fire and Bylaws 2025 Annual Report – General Manager, Public Safety 

and Fire Chief; Deputy Fire Chief, Prevention and Public Safety; Deputy Fire Chief, 
Operations & Support; and Manager, Bylaw Services 

 
Public Safety staff provided a PowerPoint presentation regarding the “Public Safety Fire and 
Bylaws 2025 Annual Report” and responded to questions from Council. 
 
Councillor Girard left the meeting at 7:09 pm and returned at 7:11 pm. 
 
B. E-Mobility Education and Safety-Focused Enforcement – Director, Transportation 
 
Infrastructure, Transportation & Parks and Public Safety staff provided a PowerPoint 
presentation regarding “E-Mobility Education and Safety-Focused Enforcement” and 
responded to questions from Council. 
 
Mayor Buchanan declared a recess at 8:45 pm and reconvened the meeting at 8:49 pm with 
all members of Council present. 
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PRESENTATIONS – Continued 
 
C. Harbour Swim Deck Project – Gregary Ford, Vice President, Swim Drink Fish, and 

Lake Ontario Waterkeeper 
 
Gregary Ford, Swim Drink Fish, and Infrastructure, Transportation & Parks staff provided a 
PowerPoint presentation regarding the “Harbour Swim Deck Project” and responded to 
questions from Council. 
 
RECESS TO CLOSED SESSION 
 
Moved by Councillor McIlroy, seconded by Councillor Girard 
 

THAT Council recess to the Committee of the Whole, Closed Session, pursuant to the 
Community Charter, Section 90(1)(g) [legal matter]. 

CARRIED UNANIMOUSLY 
 
The meeting recessed to the Committee of the Whole, Closed Session at 9:36 pm and 
reconvened at 9:43 pm with all members of Council present. 
 
REPORT 
 
5. 2026 Appropriation #2 – File: 05-1705-30-0019/2026 
 

Report: Chief Financial Officer, July 2, 2026 
 
Moved by Councillor Valente, seconded by Councillor McIlroy 
 

PURSUANT to the report of the Chief Financial Officer, dated July 2, 2026, entitled 
“2026 Appropriation #2”: 
 
THAT the 2026-2030 Financial Plan Specific Appropriations, as set out in Attachment 
#1, be approved; 
 
AND THAT should any of the amounts remain unexpended as at December 31, 2029, 
the unexpended balances shall be returned to the credit of the respective reserves. 
 

CARRIED UNANIMOUSLY 
R2026-07-20/5 

 
MOTION 
 
6. North Shore Wastewater Treatment Plant – Application of Settlement Proceeds, 

Independent Review, and Request for Public Inquiry by BC Inspector of Municipalities 
– File: 01-0400-60-0006/2026 

 
Item 6 was considered under the Consent Agenda. 
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NOTICES OF MOTION 
 
7. Enhancing Pedestrian Safety Through E-Mobility Signage – File: 01-0530-12-0001/2026 
 
 Submitted by Councillor Shahriari 
 
Moved by Councillor Shahriari, seconded by Councillor Back 

 
WHEREAS the City of North Vancouver supports the safe and responsible use of 
electric mobility devices as an important transportation option for many residents and 
visitors; 
 
WHEREAS the number and variety of electric mobility devices, including electric 
scooters, electric bicycles, electric cargo bicycles, and other forms of micromobility, 
have increased significantly in recent years, resulting in greater use of shared public 
spaces by both riders and pedestrians; 
 
WHEREAS the City of North Vancouver participates in the Provincial Electric Kick 
Scooter Pilot Project and has regulations governing where electric mobility devices 
may operate, including restrictions on sidewalks, crosswalks, and certain roadways; 
 
WHEREAS many residents, visitors, and riders may be unaware of these regulations 
and of where electric mobility devices may legally operate within the City; 
 
WHEREAS Council has previously directed staff to explore opportunities to improve 
safety through education related to the use of electric mobility devices; 
 
AND WHEREAS location-specific signage and pavement markings can improve public 
awareness, reduce conflicts between pedestrians and riders, and promote the safe 
sharing of public spaces; 
 
THEREFORE BE IT RESOLVED THAT staff be directed to report back to Council with 
options, costs, and potential locations for a phased Pedestrian Safety and E-Mobility 
Signage Program that would: 
 
a. Identify opportunities for early implementation of signage and pavement markings 

at priority “hot spot” locations, based on factors such as reported collision data, 
pedestrian volumes, and community feedback, to improve pedestrian safety and 
awareness of existing regulations governing electric mobility devices; 

b. Consider ways to promote safe and lawful use of electric mobility devices in areas 
of high pedestrian activity, including shared pathways where signage may assist in 
promoting pedestrian priority, yielding behaviour, and safe interactions between 
riders and pedestrians; 

c. Explore opportunities to improve public awareness of existing rules and regulations 
through signage at strategic locations throughout the City; and  

d. Explore opportunities for consistent signage and messaging across the North 
Shore to improve public understanding and regional consistency. 

 
CARRIED UNANIMOUSLY 

R2026-07-20/7 
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Moved by Councillor Valente, seconded by Councillor Back 
 

THAT the meeting continue past 10:30 pm. 
CARRIED UNANIMOUSLY 

 
NOTICES OF MOTION – Continued  
 
8. Establishing a Cooling Strategy, including Maximum Indoor Temperature Standard, for 

Multi-Unit Residential Buildings – File: 01-0530-12-0001/2026 
 
 Submitted by Councillor Girard 
 
Moved by Councillor Girard, seconded by Councillor Bell 

 
WHEREAS it is known that the human body normally regulates its internal temperature 
through sweating, and during extended periods of extreme heat in the summer, the 
body’s internal systems become increasingly stressed and for some, unable to cool 
the body effectively, with known impacts to and increased strain of the body’s nervous, 
circulatory and respiratory systems; 
 
WHEREAS the threat of the summer’s extreme heat affects our community’s most 
vulnerable members, such as seniors, children, individuals living with chronic 
diseases, and/or individuals living in housing without adequate cooling systems, and 
the risk to them of heat-related deaths and other serious health effects increases as 
the number of days of extreme heat increases; 
 
WHEREAS while the City of North Vancouver has taken proactive measures to 
respond to times of prolonged extreme heat by providing cooling stations around the 
City for community members to seek respite during these times; 
 
WHEREAS in 2024, the Provincial Government changed the B.C. Building Code to 
mandate that every Multi-Unit Residential Building have at least one “cool” room – by 
their definition, it must be cooler than 26°C; 
 
WHEREAS Multi-Unit Residential Buildings built after 2024 will need to meet this 
Provincial requirement, and there are no requirements within the B.C. Building Code to 
require Multi-Unit Residential Buildings built before 2024 to meet this one “cool” room 
requirement; 
 
WHEREAS a Toolkit was created for “Thermal Safety in Existing Multi-Unit Residential 
Buildings” which includes a series of recommendations for actions both at the 
municipal and provincial level; 
 
WHEREAS the City of Vancouver recently considered a report dated May 5, 2026 
entitled “Report Back – Giving Effect to Cooling Rights in a Climate Emergency 
Through the Licence Bylaw”, which recommended, among other things, that Council 
request the Province amend the Vancouver Charter – the distinct provincial legislation 
that governs the City of Vancouver – to permit Vancouver to establish maximum 
indoor temperature standards, as Vancouver’s own enabling legislation currently 
authorizes only the regulation of minimum indoor temperature; 

Continued… 
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NOTICES OF MOTION – Continued  
 

8. Establishing a Cooling Strategy, including Maximum Indoor Temperature Standard, for 
Multi-Unit Residential Buildings – File: 01-0530-12-0001/2026 – Continued  

 
WHEREAS the City of North Vancouver is governed not by the Vancouver Charter but 
by the Community Charter and the Local Government Act, together with the provincial 
Building Act, which set out different rules than those applicable to the City of 
Vancouver regarding local government authority over building and temperature 
standards; 
 
AND WHEREAS the City of New Westminster, a municipality governed by the 
Community Charter, as is the City of North Vancouver, has already enacted 
amendments to its Business Regulations and Licensing (Rental Units) Bylaw (May 
2025 and June 2026) prohibiting restrictions on cooling devices and requiring at least 
one living space in a rental unit to be maintained at or below 26°C between 8:00 p.m. 
and 8:00 a.m., indicating that municipalities governed by the Community Charter may 
already have some authority to act in this area, distinct from the position of the City of 
Vancouver; 
 
THEREFORE BE IT RESOLVED THAT staff investigate and report back on a Cooling 
Strategy for the City of North Vancouver to address periods of extreme heat and 
summertime cooling, which should include research on the City’s existing authority 
under the Community Charter and Building Act to establish a maximum indoor 
temperature bylaw – set at 26°C – for existing and future rental Multi-Unit Residential 
Buildings; 
 
THAT in the proposed Cooling Strategy, staff consider the following in their review: 
 
• increased size of openable windows within the units themselves; 
• mandatory HVAC cooling system for a building’s common areas and within the 

units, with priority on the installation of heat pumps; 
• accommodations for portable AC cooling devices and/or heat pumps where a 

building’s HVAC cooling system does not extend to each individual unit; and 
• investigate options for those who are unable to purchase a portable AC cooling 

device during extended times of extreme heat; 
 
AND THAT the Mayor, on behalf of City Council, write to the BC Minister of Housing 
and Municipal Affairs to: 
 
• advocate for the inclusion of the Right to Cool for Multi-Unit Residential Buildings in 

the Strata Property Act and the Residential Tenancy Act, and to prohibit landlords 
and strata corporations from restricting or preventing residents from using portable 
cooling devices; and 

• request an update on the Province’s effort to support Metro Vancouver local 
governments, outside the City of Vancouver, in establishing standards for cooling 
in Multi-Unit Residential Buildings. 

CARRIED UNANIMOUSLY 
R2026-07-20/8 
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NOTICES OF MOTION – Continued  
 
9. Harbour Swimming Deck – File: 01-0530-12-0001/2026 
 
 Submitted by Councillor Bell, Councillor Back and Councillor Shahriari 
 
Moved by Councillor Bell, seconded by Councillor Back 

 
WHEREAS the initial Public Engagement Process for the proposed Harbour 
Swimming Deck at Waterfront Park has now concluded and several questions are now 
being raised by the public; 
 
THEREFORE BE IT RESOLVED THAT staff report back to Council with respect to the 
following items in relation to the Harbour Swimming Deck: 
 
• Health risk to swimmers due to acknowledged industrial and harbour-related 

pollutants in the Vancouver Inner Harbour; 

• Safety of swimmers, particularly young swimmers with typically lower body mass, in 
the traditionally cold temperatures of the relatively deep waters in the area of the 
proposed Deck Pool; 

• Public release of the Feasibility Study for the projected capital and annual 
operating costs of the Swimming Deck; 

• Indication as to what shoreside construction and facilities related to the Swimming 
Deck are planned or required, and how this affects the future overall plan for the 
future of Waterfront Park; and 

• Consideration of any impact of the recently Federally announced dredging of the 
harbour bottom area East of the Second Narrows. 

 
Moved by Mayor Buchanan, seconded by Councillor McIlroy 
 

THAT the motion be amended by adding the following clause: 
 

AND THAT staff report back with recommendations on how the City can 
collaborate with the Tsleil-Waututh Nation and the Province of British Columbia, 
building on the səlilwət/Burrard Inlet Water Quality Objectives established as 
formal Ministry policy, to advance ongoing water quality monitoring, scientific 
research, habitat restoration, public education, pollution reduction initiatives and 
long-term improvements to the ecological health of Burrard Inlet. 

 
Amendment motion, CARRIED UNANIMOUSLY 

 
Continued… 
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NOTICES OF MOTION – Continued  
 
9. Harbour Swimming Deck – File: 01-0530-12-0001/2026 – Continued 
 
Main motion, as amended: 
 

WHEREAS the initial Public Engagement Process for the proposed Harbour 
Swimming Deck at Waterfront Park has now concluded and several questions are now 
being raised by the public; 
 
THEREFORE BE IT RESOLVED THAT staff report back to Council with respect to the 
following items in relation to the Harbour Swimming Deck: 
 
• Health risk to swimmers due to acknowledged industrial and harbour-related 

pollutants in the Vancouver Inner Harbour; 

• Safety of swimmers, particularly young swimmers with typically lower body mass, in 
the traditionally cold temperatures of the relatively deep waters in the area of the 
proposed Deck Pool; 

• Public release of the Feasibility Study for the projected capital and annual 
operating costs of the Swimming Deck; 

• Indication as to what shoreside construction and facilities related to the Swimming 
Deck are planned or required, and how this affects the future overall plan for the 
future of Waterfront Park; and 

• Consideration of any impact of the recently Federally announced dredging of the 
harbour bottom area East of the Second Narrows; 

 
AND THAT staff report back with recommendations on how the City can collaborate 
with the Tsleil-Waututh Nation and the Province of British Columbia, building on the 
səlilwət/Burrard Inlet Water Quality Objectives established as formal Ministry policy, to 
advance ongoing water quality monitoring, scientific research, habitat restoration, 
public education, pollution reduction initiatives and long-term improvements to the 
ecological health of Burrard Inlet. 
 

Main motion, as amended, CARRIED UNANIMOUSLY 
R2026-07-20/9 

PUBLIC CLARIFICATION PERIOD 
 
Bonnie Miller asked clarification questions regarding the Harbour Swim Deck. 
 
COUNCIL INQUIRIES 
 
10. Canadian Legion Building – File: 01-0220-01-0001/2026 

 
 Inquiry by Mayor Buchanan 
 
Mayor Buchanan inquired about the possibility of extending financial support to the Royal 
Canadian Legion Branch #118 to assist with a new building levy fee. 

R2026-07-20/10 
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COUNCIL REPORTS 
 
Councillor Bell commended the Royal Canadian Legion Branch #118 on their 100th Birthday 
on July 17, 2026. 
 
Mayor Buchanan extended her thanks to all staff and stakeholder organizations that 
supported the Uber Eats Canada Soccer House at The Shipyards in support of the FIFA 
World Cup games. 
 
NEW ITEMS OF BUSINESS 
 
Nil. 
 
NOTICES OF MOTION 
 
Nil. 
 
RECESS TO CLOSED SESSION 
 
Moved by Councillor Valente, seconded by Councillor Back 
 

THAT Council recess to the Committee of the Whole, Closed Session, pursuant to the 
Community Charter, Section 90(1)(e) [land matter]. 

CARRIED UNANIMOUSLY 
 
The meeting recessed to the Committee of the Whole, Closed Session at 10:56 pm and 
reconvened at 11:18 pm with all members of Council present. 
 
A motion was passed in the Closed Session to continue the meeting past 11:00 pm. 
 
REPORT OF THE COMMITTEE OF THE WHOLE (CLOSED SESSION) 
 
Moved by Councillor Valente, seconded by Councillor Bell 
 

THAT the actions directed regarding the following items from the Committee of the 
Whole (Closed Session) of July 20, 2026, be ratified: 
 

11. Land Matter – File: 06-2260-01-0001/2026 
 
Report: Manager, Real Estate, and General Manager, Planning, Development and 

Real Estate, July 2, 2026 
 

PURSUANT to the report of the Manager, Real Estate, and the General Manager, 
Planning, Development and Real Estate, dated July 2, 2026, regarding a land matter: 

 
THAT the wording of the resolution and the report of the Manager, Real Estate, and 
the General Manager, Planning, Development and Real Estate, dated July 2, 2026, 
remain in the Closed session. 

R2026-07-20/11 
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REPORT OF THE COMMITTEE OF THE WHOLE (CLOSED SESSION) – Continued 
 
12. Land Matter – File: 02-0890-20-0092/1 

 
Report: General Manager, Planning, Development and Real Estate, July 13, 2026 

 
PURSUANT to the report of the General Manager, Planning, Development and Real 
Estate, dated July 13, 2026, regarding a land matter: 

 
THAT the wording of the resolution and the report of the General Manager, Planning, 
Development and Real Estate, dated July 13, 2026, remain in the Closed session. 
 

R2026-07-20/12 
 

13. Legal Matter – File: 01-0110-10-0001/2026 
 
Report: Chief Administrative Officer and City Solicitor, July 20, 2026 

 
PURSUANT to the report of the Chief Administrative Officer and the City Solicitor, 
dated July 20, 2026, regarding a legal matter: 

 
THAT the wording of the resolution and the report of the Chief Administrative Officer 
and the City Solicitor, dated July 20, 2026, remain in the Closed session. 

R2026-07-20/13 
 

CARRIED UNANIMOUSLY 
 

ADJOURN 
 
Moved by Councillor Girard, seconded by Councillor Back 
 
 THAT the meeting adjourn. 

CARRIED UNANIMOUSLY 
 
The meeting adjourned at 11:19 pm. 
 
 
“Certified Correct by the Corporate Officer” 
____________________________________ 
CORPORATE OFFICER 
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Document Number: 2833561 

MINUTES OF 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 

 
 
PRESENT: Mayor L. Buchanan 

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

*participated electronically  
 
The meeting was called to order at 6:02 pm. 
 
APPROVAL OF AGENDA 
 
Moved by Councillor Bell, seconded by Councillor Back 
 
1. Special Council Meeting Agenda, July 27, 2026 

CARRIED UNANIMOUSLY 
S2026-07-27/1 

REPORT 
 
2. Rezoning Application – 835 and 845 West 15th Street – File: 08-3400-20-0180/1 
 

Report: Planner 2, July 22, 2026 
 
Moved by Councillor McIlroy, seconded by Councillor Back 
 

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. 

 
CARRIED UNANIMOUSLY 

S2026-07-27/2 
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BYLAW – FIRST READING 
 
3. “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2026, No. 9194” (835 and 845 

West 15th Street, CD-773) 
 
Moved by Councillor Back, seconded by Councillor McIlroy 
 

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

CARRIED UNANIMOUSLY 
S2026-07-27/3 

 
ADJOURN 
 
Moved by Councillor Shahriari, seconded by Councillor Bell 
 
 THAT the meeting adjourn. 

CARRIED UNANIMOUSLY 
 
The meeting adjourned at 6:06 pm. 
 
 
“Certified Correct by the Corporate Officer” 
__________________________________ 
CORPORATE OFFICER 
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Document Number: 2844786 

MINUTES OF THE SPECIAL MEETING OF COUNCIL HELD IN 
CONFERENCE ROOM A/B AND ELECTRONICALLY (HYBRID) FROM 
CITY HALL, 141 WEST 14TH STREET, NORTH VANCOUVER, BC,  
ON THURSDAY, SEPTEMBER 3, 2026 

 
 
PRESENT: Mayor L. Buchanan 

Councillor H. Back 
Councillor D. Bell 
Councillor A. Girard* 
Councillor S. Shahriari 
Councillor T. Valente* 

*participated electronically 

ABSENT: Councillor J. McIlroy 
 
The meeting was called to order at 3:03 pm. 
 
APPROVAL OF AGENDA 
 
Moved by Councillor Shahriari, seconded by Councillor Back  
 
1. Special Council Meeting Agenda, September 3, 2026 

CARRIED UNANIMOUSLY 
S2025-09-03/1 

 
RECESS TO SPECIAL CLOSED SESSION 
 
Moved by Councillor Back, seconded by Councillor Bell 

 
THAT Council recess to the Special Committee of the Whole, Closed Session 
pursuant to the Community Charter, Sections 90(1)(g) [legal matter] and 90(1)(i) [legal 
advice]. 

CARRIED UNANIMOUSLY 
 
The meeting recessed to the Committee of the Whole, Closed Session at 3:05 pm and 
reconvened at 4:21 pm with the same members of Council present. 
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REPORT OF THE SPECIAL COMMITTEE OF THE WHOLE, CLOSED SESSION 
 
Moved by Councillor Back, seconded by Councillor Bell 
 

THAT the following items from the Special Committee of the Whole, Closed Session of 
September 3, 2026, be ratified: 
 

2. Legal Matter / Legal Advice – File: 01-0110-10-0001/2026 
 
Report: Chief Administrative Officer and City Solicitor, August 31, 2026 

 
PURSUANT to the report of the Chief Administrative Officer and the City Solicitor, 
dated August 31, 2026, regarding a legal matter and legal advice: 

 
THAT the wording of the resolution and the report of the Chief Administrative Officer 
and the City Solicitor, dated August 31, 2026, remain in the Closed session. 

 
S2025-09-03/2 

 
CARRIED UNANIMOUSLY 

 
ADJOURN 
 
Moved by Councillor Shahriari, seconded by Councillor Back 
 
 THAT the meeting adjourn. 

CARRIED UNANIMOUSLY 
 
The meeting adjourned at 4:21 pm. 
 
 
“Certified Correct by the Corporate Officer” 
__________________________________ 
CORPORATE OFFICER 

Page 24



 
 
 
 
 
 

Office of the Mayor 
  

CITY OF NORTH VANCOUVER 
 

BRITISH COLUMBIA 
 

cÜÉvÄtÅtà|ÉÇ 

TRUTH AND RECONCILIATION DAY 
 

j{xÜxtá on September 30, Canadians will be provided the opportunity to deepen 
their understanding of Indigenous history and advancing reconciliation;  

j{xÜxtá the City of North Vancouver values Indigenous lives and is committed to 
strengthening its relationships with First Nations, Métis and Inuit peoples; 

j{xÜxtá the City of North Vancouver recognizes that public commemoration of the 
history and legacy of residential schools remains a vital component of 
reconciliation; 

j{xÜxtá the Truth and Reconciliation Commission’s Call to Action #80 called on 
the Federal government to establish, as a statutory holiday, a National 
Day for Truth and Reconciliation to honour survivors of residential 
schools, their families and communities; 

j{xÜxtá the government of Canada and the Province of British Columbia mark 
September 30th as a day of public commemoration and reflection; 

TÇw j{xÜxtá the City of North Vancouver Council identified Equity, Diversity, 
Inclusion and Reconciliation as essential components to the City’s vision 
of being the Healthiest Small City in the World; 

aÉã g{xÜxyÉÜx I, Linda Buchanan, Mayor of the City of North Vancouver, do hereby 
proclaim September 30, 2026 as Truth and Reconciliation Day in the 
City of North Vancouver, the traditional territories of the Squamish and 
Tsleil-Waututh Nations. 

 

So proclaimed on Monday, September 21, 2026 

 

__________________________________ 
Mayor Linda Buchanan 
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Office of the Mayor 
  

CITY OF NORTH VANCOUVER 
 

BRITISH COLUMBIA 
 

cÜÉvÄtÅtà|ÉÇ 
 

 

CANADIAN LIBRARY MONTH 
 

j{xÜxtá 
the City of North Vancouver is a city for people – deeply invested in 
the health and wellbeing of its residents and committed to equitable 
access and inclusion; 

j{xÜxtá 
the North Vancouver City Library, other public libraries, academic 
libraries and school libraries add immensely to the culture, creativity 
and growth of citizens by promoting and supporting lifelong learning 
by helping people to access the information and tools they need to live, 
learn and work; inspiring wonder, curiosity, creativity and promoting 
dialogue and understanding; 

TÇw j{xÜxtá 
this October, communities across Canada are celebrating the important 
role libraries play in enhancing the quality of life for all Canadians; 

aÉã g{xÜxyÉÜx I, Linda Buchanan, Mayor of the City of North Vancouver, do hereby 
proclaim October 2026 as Canadian Library Month in the City of 
North Vancouver, the traditional territories of the Squamish and 
Tsleil-Waututh Nations. 

 
 

So proclaimed on Monday, September 21, 2026 

 

__________________________________ 
Mayor Linda Buchanan 
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THE CORPORATION OF THE CITY OF NORTH VANCOUVER 

BYLAW NO. 9134 

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. 9134” (154 East 17th Street, CD-769). 
 
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 154 East 
17th Street and legally described below as henceforth being transferred, added to and 
forming part of CD-769 (Comprehensive Development 769 Zone):   
 
PID:  010-899-634 LOT 4 OF LOT C BLOCK 5 OF BLOCK 18 DISTRICT LOT 549 

PLAN 6468 
PID:  010-899-618 LOT 3 OF LOT C BLOCK 5 OF BLOCK 18 DISTRICT LOT 549 

PLAN 6468 
 

from zone RM-1 
 
3. Part 12 of Division VI: Comprehensive Development Regulations of Document “A” of 

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

A. Adding the following Comprehensive Development to Section 1201 in numerical order: 
 

CD-769 Comprehensive Development 769 Zone (154 East 17th Street) 
 
In the CD-769 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 the RM-1 Zone, except that: 
 
(1) One Principal Building shall be permitted on the Lot; 

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

 
(a) Rental Residential Apartment Use; 

i. Accessory Home Occupation Use, subject to Section 507(6), (7) and 
(8) of this Bylaw; 

ii. Accessory Home Office Use, subject to Section 507(6) of this Bylaw; 
iii. Accessory Off-Street Loading Use; 
iv. Accessory Off-Street Parking Use; 

 
(3) Gross Floor Area: 

 
(a) Combined and in total, shall not exceed 2.6 times the Lot Area; 
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(4) Height: 
 

(a) Height of Principal Building shall not exceed six storeys and 20.0 metres 
(65.6 feet) as measured from the average Building Grades at the north 
property line; 

 
(b) The Heights of Buildings and Structures permitted elsewhere in the Bylaw 

may be exceeded for: 
 

i. Mechanical rooms, ventilating machines, elevator overruns, parapet 
walls, architectural appurtenances, guard rails, Garden Structures, 
staircase and elevator structures by not more than 6.1 metres (20 
feet); 

ii. Fully screened mechanical equipment, located at least 2 metres (9.8 
feet) from the roof edge, by not more than 6.1 metres (20 feet); 

 
(5) Siting: 

 
(a) Principal Building shall be sited in accordance with the following: 

i. from the Front Lot Line (southern boundary): 
1. No less than 6 metres (19.6 foot) to the basement levels; 
2. No less than 6 metres (19.6 feet) to upper-level walls; 
3. No less than 4 metres (13.1 feet) to an unenclosed balcony; 

ii. from the Rear Lot Line (northern boundary): 
1. No less than 0.1 metres (0.3 foot) to the basement levels; 
2. No less than 9.0 metres (29.5 feet) to upper-level walls; 
3. No less than 7.5 metres (24.6 feet) to an unenclosed balcony;  

iii. from the Interior Side Lot Line (western boundary): 
1. No less than 0.1 metres (0.3 foot) to the basement levels; 
2. No less than 3.3 metres (10.8 feet) to upper-level walls; 
3. No less than 1.5 metres (4.9 feet) to an unenclosed balcony;  

iv. from the Interior Side Lot Line (eastern boundary): 
1. No less than 0.1 metres (0.3 foot) to the basement levels; 
2. No less than 2.7 metres (8.8 feet) to upper-level walls; 
3. No less than 1.5 metres (4.9 feet) to an unenclosed balcony;  

 
(b) Section 410(3), “Siting Exceptions” is varied as follows: 

i. Steps, including parking exit stairs, and ramps for accessible entry, 
can be positioned to project beyond the face of the Principal Building;  

 
(6) Section 510(2), Unit Separation, shall be waived; 

 
(7) Section 510(3), Building Width and Length, shall be waived; 
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(8) Section 1105(2), Minimum Unit Size, shall be waived.  
 
 

READ a first time on the 22nd day of June, 
2026. 

READ a second time on the 22nd day of June, 
2026. 

READ a third time on the 22nd day of June, 
2026. 

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

 
MAYOR 

 
CORPORATE OFFICER 

Page 29



 

 

 

 

 

 

 

THIS PAGE INTENTIONALLY LEFT BLANK 

Page 30



The Corporation of the City of North Vancouver Page 1 
Bylaw, 2026, No. 9135 Document: 2701055-v2 

154 East 17th Street 

THE CORPORATION OF THE CITY OF NORTH VANCOUVER 

BYLAW NO. 9135 

A Bylaw to enter into a Housing Agreement (154 East 17th Street) 

WHEREAS Section 483 of the Local Government Act R.S.B.C. 2015 c.1 permits a local 
government to enter into a housing agreement for rental housing. 
 
NOW THEREFORE the Council of The Corporation of the City of North Vancouver, in open 
meeting assembled enacts as follows: 
 
1. This Bylaw shall be known and cited for all purposes as “Housing Agreement Bylaw, 2026, 

No. 9135” (154 East 17th Street, CD-769, Rental Housing Commitments). 
 
2. The Council hereby authorizes The Corporation of the City of North Vancouver to enter into 

a Housing Agreement to secure rental housing commitments with the owner of lands having 
a civic address of 154 East 17th Street, North Vancouver, legally described as: PID: 010-
899-634; LOT 4 OF LOT C BLOCK 5 OF BLOCK 18 DISTRICT LOT 549 PLAN 6468; and 
PID: 010-899-618; LOT 3 OF LOT C BLOCK 5 OF BLOCK 18 DISTRICT LOT 549 PLAN 
6468 substantially in the form attached to this bylaw. 

 
3. The Mayor and Corporate Officer are authorized to execute the Housing Agreement and 

any documents required to give effect to the Housing Agreement. 
 
 

READ a first time on the 22nd day of June, 
2026. 

READ a second time on the 22nd day of June, 
2026. 

READ a third time on the 22nd day of June, 
2026. 

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

 
MAYOR 

 
CORPORATE OFFICER 
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154 East 17th Street 

PART 2 – TERMS OF INSTRUMENT 
 

RENTAL HOUSING AGREEMENT AND SECTION 219 COVENANT 
 
THIS AGREEMENT, 
 
BETWEEN: 
 

583230 B.C. LTD, INC.NO. 583230 
212-168 EAST 13TH STREET 
NORTH VANCOUVER, BC,  
V7L 4W8 
 
(the “Owner”) 

 
AND: 
 

THE CORPORATION OF THE CITY OF NORTH VANCOUVER, 
a municipal corporation pursuant to the Local Government Act and 
having its offices at 141 West 14th Street, North Vancouver, British 
Columbia, V7M 1H9 
 
(the “City”) 

 
WHEREAS: 
 
A. The Owner is the registered and beneficial owner of the Lands. 
 
B. The City is a municipal corporation incorporated pursuant to the Local Government Act, 

RSBC 2015, c. 1 and the Community Charter, SBC 2003, c. 26.  
 
C. Section 219 of the Land Title Act, RSBC 1996, c. 250 (the “Land Title Act”) permits 

registration of a covenant in favour of a municipality in respect of the use of land or the 
use of a building on or to be erected on land, that land is or is not to be built on except in 
accordance with the covenant and that land is not to be subdivided except in accordance 
with the covenant. 

 
D. Section 483 of the Act permits a local government to, by bylaw, enter into a housing 

agreement that may include terms and conditions regarding the occupancy of the housing 
units identified in the agreement, including respecting the form of tenure of the housing 
units, the availability of the housing units to classes of persons, the administration and 
management of the housing units and the rents and lease, sale or share prices that may 
be charged. 

 
E. The City has adopted a bylaw authorizing this Agreement. 
 
F. The Owner and the City wish to enter into this Agreement pursuant to Section 219 of the 

Land Title Act and section 483 of the Act. 
 
NOW THEREFORE in consideration of the sum of Ten Dollars ($10.00) now paid by the City to 
the Owner and for other good and valuable consideration (the receipt and sufficiency of which the 
Owner hereby acknowledges), the Owner and the City covenant each with the other as follows: 
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154 East 17th Street 

 
1. DEFINITIONS 
 

(a) “Act” means the Local Government Act, RSBC 2015, c.1 as amended from time 
to time; 

 
(b) “Affordable Rent" means with respect to each Mid-Market Rental Unit a rent 

payment amount equal to 10% below the “Private Apartment Average Rents” for 
the corresponding bedroom type in the City of North Vancouver as established by 
CMHC’s Housing Market Information Portal for the year the tenancy is entered 
into; 

 
(c) “Agreement” means this agreement as amended from time to time; 

 
(d) “Commencement Date” has the meaning set out in section 2.1 herein; 

 
(e) “Council” means the municipal council for the City of North Vancouver; 

 
(f) “CMHC” means Canada Mortgage and Housing Corporation; 

 
(g) “Director, Planning and Development” means the chief administrator of the 

Department of Planning of the City and their successors in function and their 
respective nominees; 

 
(h) “Dwelling Unit” means a dwelling unit as defined in the City of North Vancouver’s 

“Zoning Bylaw 1995, No. 6700” as amended from time to time; 
 

(i) “Lands” means those lands and premises legally described as: 
 

PID: 010-899-634;  
LOT 4 OF LOT C BLOCK 5 OF BLOCK 18 DISTRICT LOT 549 PLAN 6468; and  
PID: 010-899-618;  
LOT 3 OF LOT C BLOCK 5 OF BLOCK 18 DISTRICT LOT 549 PLAN 6468 
 

(j) “Mid-Market Rental Units” means the six (6) Dwelling Units in the Residential 
Building to be constructed on the Lands that are rented to tenants for Affordable 
Rent; 

 
(k) “Market Rental Units” means all Dwelling Units in the Residential Building other 

than the Mid-Market Rental Units; 
 

(l) “Maximum Household Income” means an annual gross household income 
determined by multiplying Affordable Rent by 12 to yield the households’ annual 
housing costs, and divide by 30% (0.30) to meet the standard definition of 
affordability; 

 
(m) “Rental Purposes” means an occupancy or intended occupancy which is or would 

be governed by a tenancy agreement as defined in Section 1 of the Residential 
Tenancy Act, SBC 2002 c. 78 as amended from time to time between the Owner 
and the tenant; 

 
(n) “Rental Units” means the Market Rental Units and the Mid-Market Rental Units; 
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154 East 17th Street 

 
(o) “Residential Building” means the 6 storey building to be constructed on the Lands 

to be used for Rental Purposes with 57 Dwelling Units, of which 51 Dwelling Units 
will be Market Rental Units and 6 Dwelling Units will be Mid-Market Rental Units; 

 
(p) “RT Act” means the Residential Tenancy Act, SBC 2002 c. 78; 

 
(q) “Rezoning Bylaw” means the rezoning bylaw applicable to the Lands described 

as “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2026, No. 9134”;  
 

(r) “Section 219 Covenant” means a covenant pursuant to Section 219 of the Land 
Title Act;  

 
(s) “Tenancy Agreement” means an agreement, whether written or oral, express or 

implied, between the Owner and a tenant respecting possession or occupancy of 
a Rental Unit;  

 
(t) “Tenant Relocation Plan” means the Tenant Relocation Plan dated April 20, 

2026, as prepared by the Owner and approved by the City, to meet the 
requirements of the City’s Residential Tenant Displacement Policy, version H18 
and dated as of July 21, 2021, a copy of which is attached as Schedule A to this 
Agreement; and 

 
(u) “Term” has the meaning set out in section 2.1 herein. 

 
2. TERM 
 
2.1 This Agreement will commence upon adoption by the City’s Council of “Housing Agreement 

Bylaw, 2026, No. 9135” (154 East 17th Street, CD-769, Rental Housing Commitments) (the 
“Commencement Date”) and will continue until the date this Agreement is terminated in 
accordance with sections 2.2 or 8.3(c) (the “Term”). 

 
2.2 This Agreement will terminate immediately upon the removal or destruction of the Residential 

Building provided the Residential Building is not repaired or rebuilt following the destruction 
thereof. 

 
2.3 Subject to section 7.3, upon termination of this Agreement, this Agreement will be at an end 

and of no further force and effect. 
 
3. SECTION 219 COVENANT 
 
3.1 The Owner covenants and agrees with the City as a covenant in favour of the City pursuant 

to Section 219 of the Land Title Act, that during the Term of this Agreement, it being the 
intention and agreement of the Owner that the provisions in this Agreement be annexed 
to, and run with and be a charge upon the Lands, that notwithstanding the Rezoning 
Bylaw, the Lands will be used and built on only in strict compliance with the terms and 
conditions of this Agreement and that:  

 
(a) the Lands must not be subdivided or stratified; 

 
(b) the Rental Units in the Residential Building must be used for Rental Purposes only 

and all Rental Units must be owned and operated by the Owner, provided that the 
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Mid-Market Rental Units may be operated by a non-profit entity engaged by the 
Owner and having expertise in non-market housing, with the approval of the 
Director, Planning and Development; and 

 
(c) no Rental Unit in the Residential Building must be occupied for any purpose except 

for Rental Purposes pursuant to a Tenancy Agreement. 
 
3.2 The Owner further covenants and agrees with the City that the Lands and any buildings 

or structures constructed thereon including the Residential Building must be developed, 
built, and maintained in accordance with all City bylaws, regulations and guidelines as 
amended from time to time. 

 
3.3 Section 7.1 and 7.2 of this Agreement are integral to and form part of this Section 219 

Covenant.  
 
4. TENANCY RESTRICTIONS 
 
4.1 The unit mix for Rental Units in the Residential Building will be no fewer than 6 three-bedroom 

units, 6 two-bedroom units, 17 one-bedroom units and 28 studio units or as otherwise 
approved in writing by the Director, Planning and Development in their discretion. 

 
4.2 The Mid-Market Rental Units will be provided in the following unit mix: 3 studio units, 2 one-

bedroom units, and 1 three-bedroom unit. The Owner may only change this mix with the 
approval in writing by the Director, Planning and Development with such approval to be 
granted in their discretion. The Owner will be entitled to determine the locations of the six (6) 
Mid-Market Rental Units within the Residential Building. 

 
4.3 Notwithstanding the number of Dwelling Units that are required to be Mid-Market Rental Units 

as specified in the definitions for Mid-Market Rental Units and Residential Building in this 
Agreement, the Director of Planning and Development may, at their discretion, approve a 
change to the number of Dwelling Units in the Residential Building and, consequently, the 
number of Dwelling Units that are required to be Mid-Market Rental Units, provided that such 
number remains equal to or greater than 10% of the total number of Dwelling Units in the 
Residential Building. 

 
4.4 The Owner will enter into a minimum 1 year Tenancy Agreement for each of the Mid-

Market Rental Units which will convert to a month to month tenancy at the end of the 1 year 
term. If such a tenancy is ended prior to the end of the Term, the Owner must rent the Mid-
Market Rental Unit at Affordable Rent.  For greater certainty, at the end of each tenancy, 
the Mid-Market Rental Unit will continue to be rented as a Mid-Market Rental Unit at 
Affordable Rent, which obligation will be ongoing at all times during the Term. 

 
5. OWNER’S OBLIGATIONS 
 
5.1 Without limiting section 3.1 of this Agreement: 
 

(a) Management and administration: the management, administration, and associated 
costs with the management and administration of the Rental Units, including the 
Mid-Market Rental Units, will be borne by the Owner or its designated rental agent, 
unless otherwise approved by the City in writing and all Mid-Market Rental Units 
must be managed by one rental agent; 
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(b) Compliance with Tenant Relocation Plan:  The Owner will fulfil all of the 
commitments set out in the Tenant Relocation Plan and if requested by the City at 
any time, will provide information to the City to confirm compliance with the Tenant 
Relocation Plan; 

 
(c) Advertisement: when the Mid-Market Rental Units first become available, the 

Owner will advertise such units for a minimum of one month on at least two 
common rental property search platforms that allow potential tenants to view 
available properties for rent in North Vancouver without payment of a fee or 
requirement for registration, and the Owner will feature the tenure restrictions set 
out in this Agreement prominently in all advertising of Mid-Market Rental Units. 
When a Mid-Market Rental Unit becomes available for a subsequent, new tenancy, 
the Owner will advertise the unit in accordance with the foregoing requirements for 
a period of at least one week; 

 
(d) Tenant Selection: the Owner will make the Mid-Market Rental Units available, both 

at the first tenancy and each subsequent tenancy, in the following order of priority: 
 

(i) If the Residential Building replaces an existing rental building, then tenants 
from the existing rental building on the Lands being replaced who have 
household incomes at or below the Maximum Household Income will be 
provided first right of refusal in the Mid-Market Rental Units, and have first 
priority, provided that if there are multiple applicants in this category for one 
unit, then applicant families with one or more dependents will have priority 
for units with two or more bedrooms and if applicants are equal in this 
regard, then applications will be considered on a first come-first-served 
basis;  

 
(ii) Households who have been displaced from redevelopment elsewhere in 

the City who have household incomes at or below the Maximum Household 
Income will have second priority, provided that if there are multiple 
applicants in this category for one unit, then applicant families with one or 
more dependents will have priority for units with two or more bedrooms and 
if applicants are equal in this regard, then applications will be considered 
on a first come-first-served basis 

 
(iii) The Owner will then make any remaining Mid-Market Rental Units not 

rented by tenants from the existing building on the Lands available to 
tenants with an annual household income at or below that the Maximum 
Household Income who are either current residents of the City of North 
Vancouver or who work in the City of North Vancouver and have done so 
for at least six months, provided that if there are multiple applicants in this 
category for one unit, then applicant families with one or more dependents 
will have priority for units with two or more bedrooms and if applicants are 
equal in this regard, then applications will be considered on a first come-
first-served basis;  

 
(iv) If there are any remaining Mid-Market Rental Units not rented by tenants 

who meet the criteria in sections 5.1(d)(i) to (iii) after the expiry of the one-
month advertising period, then the Owner will make such units available to 
tenants who meet the Maximum Household Income requirement; and 
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(v) Tenants in Mid-Market Rental Units must not have an ownership interest in 
a residential property in the City or in a neighbouring municipality which the 
tenant could otherwise occupy and the Owner will require confirmation from 
the prospective tenant that they meet this requirement at the time of 
tenancy; 

 
(vi) In determining whether a tenant meets the Maximum Household Income 

requirements or the requirement in section 5.1(d)(v), the Owner or its rental 
agent, so long as it acts honestly and in good faith, is entitled to rely on all 
information provided by the prospective tenant and the Owner will have no 
liability if the prospective tenant intentionally or unintentionally provides any 
incorrect information. The Owner is under no obligation to monitor or 
update the financial circumstances of the tenant once the lease is signed. 

 
(e) Rent Amount and Permitted Increases: Affordable Rent for Mid-Market Rental 

Units is to be determined at the time of tenancy. Rent amounts may be 
subsequently increased below or at the permitted annual rent increase then set 
under the RT Act;  

 
(f) Compliance with applicable laws: without restricting the foregoing, the Owner will 

comply with all applicable provisions of the RT Act and any other provincial or 
municipal enactments imposing obligations on landlords in relation to residential 
tenancies; 

 
(g) Performance: the Owner will perform its obligations under this Agreement diligently 

and in good faith; 
 

(h) Information Regarding Unit Availability:  If the City establishes a register for 
availability of Mid-Market Rental Units within the City, the Owner will provide to the 
City information regarding any Mid-Market Rental Units that become available for 
rent, in a form acceptable to the Director, Planning and Development;  

 
(i) Evidence of compliance: provided that the same can be done without breaching 

the Personal Information Protection Act, SBC 2003, c. 63 (as amended from time 
to time) the Owner will, on an annual basis at the time of Business License renewal 
and upon any other request by the City, supply to the City copies of any 
documentation in possession of the Owner necessary to establish compliance with 
the Owner’s obligations under this Agreement.  

 
6. DEFAULT AND REMEDIES 
 
6.1 The City may, acting reasonably, give to the Owner a written notice (in this section 6.1, the 

“Notice”) requiring the Owner to cure a default under this Agreement within 30 days of receipt 
of the Notice. The Notice must specify the nature of the default. The Owner must act with 
diligence to correct the default within the time specified. 

 
6.2 If the default is not corrected within the time specified, the Owner will pay to the City on 

demand by the City 200 percent of the difference between current market rent, as determined 
by a third-party appraiser, and Affordable Rent for each Mid-Market Rental Unit in default for 
the default year to the end of the Term of the Agreement. The monies collected from default 
will be deposited to the City’s Affordable Housing Reserve Fund.  
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6.3 The Owner will pay to the City on demand by the City all the City's costs of exercising its 
rights or remedies under this Agreement, on a full indemnity basis. 

 
6.4 The Owner acknowledges and agrees that in case of a breach of this Agreement which is 

not fully remediable by the mere payment of money and promptly so remedied, the harm 
sustained by the City and to the public interest will be irreparable and not susceptible of 
adequate monetary compensation. 

 
6.5 Each party to this Agreement, in addition to its rights under this Agreement or at law, will be 

entitled to all equitable remedies including specific performance, injunction and declaratory 
relief, or any of them, to enforce its rights under this Agreement. 

 
6.6 The Owner acknowledges and agrees that it is entering into this Agreement to benefit the 

public interest in providing housing for Rental Purposes, and that the City's rights and 
remedies under this Agreement are necessary to ensure that this purpose is carried out and 
that the City's rights and remedies under this Agreement are fair and reasonable and ought 
not to be construed as a penalty or forfeiture. 

 
6.7 No reference to nor exercise of any specific right or remedy under this Agreement or at law 

or at equity by any party will prejudice, limit or preclude that party from exercising any other 
right or remedy.  No right or remedy will be exclusive or dependent upon any other right or 
remedy, but any party, from time to time, may exercise any one or more of such rights or 
remedies independently, successively, or in combination.  The Owner acknowledges that 
specific performance, injunctive relief (mandatory or otherwise) or other equitable relief may 
be the only adequate remedy of a default by the Owner under this Agreement. 

 
7. LIABILITY 
 
7.1 Pursuant to Section 219(6) of the Land Title Act, except for the negligence of the City or its 

employees, agents or contractors, the Owner will indemnify and save harmless each of the 
City and its elected officials, board members, officers, directors, employees, and agents, and 
their heirs, executors, administrators, personal representatives, successors and assigns, 
from and against all claims, demands, actions, loss, damage, costs and liabilities, which all 
or any of them will or may be liable for or suffer or incur or be put to by reason of or arising 
out of: 

 
(a) any act or omission, negligent or otherwise, by the Owner, or its officers, directors, 

employees, agents, contractors, or other persons for whom at law the Owner is 
responsible;  

 
(b) the Owner’s default under this Agreement; and 

 
(c) the Owner's ownership, operation, management or financing of the Lands for the 

provision of housing for Rental Purposes. 
 
7.2 Except to the extent such advice or direction is given negligently, the Owner hereby releases 

and forever discharges the City, its elected officials, board members, officers, directors, 
employees and agents, and its and their heirs, executors, administrators, personal 
representatives, successors and assigns from and against all claims, demands, damages, 
actions or causes of action by reason of or arising out of advice or direction respecting the 
ownership, operation or management of the Lands for the provision of housing for Rental 
Purposes which has been or hereafter may be given to the Owner by all or any of them. 
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7.3 The covenants of the Owner set out in sections 7.1 and 7.2 of this Agreement will survive the 

expiration or the earlier termination of this Agreement and will continue to apply to any breach 
of the Agreement and to any claims arising under this Agreement during the ownership by 
the Owner of the Lands. 

 
8. GENERAL PROVISIONS 
 
8.1 The Owner agrees to reimburse the City for all legal costs reasonably incurred by the City for 

the preparation, execution and registration of this Agreement and notice of this Agreement 
which is required to be filed pursuant to the Act. The Owner will bear their own costs, legal 
or otherwise, connected with the preparation, execution or registration of this Agreement. 

 
8.2 Nothing in this Agreement: 
 

(a) affects or limits any discretion, rights, powers, duties or obligations of the City under 
any enactment or at common law, including in relation to the use or subdivision of 
land; 

 
(b) affects or limits any enactment relating to the use of the Lands or any condition 

contained in any approval including any development permit concerning the 
development of the Lands; or 

 
(c) relieves the Owner from complying with any enactment, including the City's bylaws 

in relation to the use of the Lands. 
 
8.3 The Owner and the City agree that: 
 

(a) this Agreement is entered into only for the benefit of the City; 
 

(b) this Agreement is not intended to protect the interests of the Owner, occupier or user 
of the Lands or any portion of it including the Rental Units and the Limited Common 
Property; and 

 
(c) without limiting part 2 of this Agreement, the City may at any time execute a release 

and discharge of this Agreement in respect of the Lands, without liability to anyone 
for doing so. 

 
8.4 This Agreement burdens and runs with the Lands and any part into which any of them may 

be subdivided or consolidated, by strata plan or otherwise.  All of the covenants and 
agreements contained in this Agreement are made by the Owner for itself, its successors 
and assigns, and all persons who acquire an interest in the Lands after the date of this 
Agreement.  Without limiting the generality of the foregoing, the Owner will not be liable for 
any breach of any covenant, promise or agreement herein in respect of any portion of the 
Lands sold, assigned, considered or otherwise disposed of, occurring after the Owner has 
ceased to be the owner of the Lands. 

 
8.5 The covenants and agreements on the part of the Owner in this Agreement have been made 

by the Owner as contractual obligations as well as being made pursuant to section 483 of 
the Act and as such will be binding on the Owner. 
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8.6 The Owner will, at its expense, do or cause to be done all acts reasonably necessary to 
ensure this Agreement and notice of this Agreement is registered against the title to the 
Lands, including any amendments to this Agreement as may be required by the Land Title 
Office or the City to effect such registration. 

 
8.7 The City and the Owner each intend by execution and delivery of this Agreement to create 

both a contract and a deed under seal. 
 
8.8 An alleged waiver by a party of any breach by another party of its obligations under this 

Agreement will be effective only if it is an express waiver of the breach in writing.  No waiver 
of a breach of this Agreement is deemed or construed to be a consent or waiver of any other 
breach of this Agreement. 

 
8.9 If a Court of competent jurisdiction finds that any part of this Agreement is invalid, illegal, or 

unenforceable, that part is to be considered to have been severed from the rest of this 
Agreement and the rest of this Agreement remains in force unaffected by that holding or by 
the severance of that part. 

 
8.10 Every obligation of a party which is set out in this Agreement will extend throughout the Term 

and, to the extent that any obligation ought to have been observed or performed prior to or 
upon the expiry or earlier termination of the Term, such obligation will survive the expiry or 
earlier termination of the Term until it has been observed or performed. 

 
8.11 All notices, demands, or requests of any kind, which a party may be required or permitted to 

serve on another in connection with this Agreement, must be in writing and may be served 
on the other parties by registered mail, by facsimile or e-mail transmission, or by personal 
service, to the following address for each party: 

 
City: The Corporation of the City of North Vancouver 

141 West 14th Street 
North Vancouver, British Columbia 
V7M 1H9 
Attention: Director, Planning & Development 
Facsimile: 604.985.0576 
Email: planning@cnv.org 

 
The Owner: 583230 B.C. LTD., 

212-168 EAST 13TH STREET 
NORTH VANCOUVER, BC,  
V7L 4W8 
Attention: Ali Kazemi 
Email: alirkazemi@hotmail.com 
Phone: 604-720-2913 

 
Service of any such notice, demand, or request will be deemed complete, if made by 
registered mail, 72 hours after the date and hour of mailing, except where there is a postal 
service disruption during such period, in which case service will be deemed to be complete 
only upon actual delivery of the notice, demand or request; if made by facsimile or e-mail 
transmission, on the first business day after the date when the facsimile or e-mail 
transmission was transmitted; and if made by personal service, upon personal service being 
effected.  Any party, from time to time, by notice in writing served upon the other parties, may 
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designate a different address or different or additional persons to which all notices, demands, 
or requests are to be addressed. 

 
8.12 Upon request by the City, the Owner will promptly do such acts and execute such documents 

as may be reasonably necessary, in the opinion of the City, to give effect to this Agreement. 
 
8.13 This Agreement will enure to the benefit of and be binding upon each of the parties and their 

successors and permitted assigns. 
 
9. INTERPRETATION 
 
9.1 Gender specific terms include both genders and include corporations.  Words in the singular 

include the plural, and words in the plural include the singular. 
 
9.2 The division of this Agreement into sections and the use of headings are for convenience of 

reference only and are not intended to govern, limit or aid in the construction of any provision.  
In all cases, the language in this Agreement is to be construed simply according to its fair 
meaning, and not strictly for or against either party. 

 
9.3 The word "including" when following any general statement or term is not to be construed to 

limit the general statement or term to the specific items which immediately follow the general 
statement or term to similar items whether or not words such as "without limitation" or "but 
not limited to" are used, but rather the general statement or term is to be construed to refer 
to all other items that could reasonably fall within the broadest possible scope of the general 
statement or term. 

 
9.4 The words "must" and "will" are to be construed as imperative. 
 
9.5 Any reference in this Agreement to any statute or bylaw includes any subsequent 

amendment, re-enactment, or replacement of that statute or bylaw. 
 
9.6 This is the entire agreement between the City and the Owner concerning its subject, and 

there are no warranties, representations, conditions or collateral agreements relating to the 
subject matter of this Agreement, except as included in this Agreement.  This Agreement 
may be amended only by a document executed by the parties to this Agreement and by 
bylaw, such amendment to be effective only upon adoption by City Council of an amending 
bylaw to “Housing Agreement Bylaw, 2026, No. 9135”. 

 
9.7 This Agreement is to be governed by and construed and enforced in accordance with the 

laws of British Columbia and the laws of Canada applicable therein. 
 
9.8 This Agreement can be signed in counterpart. 
 
IN WITNESS OF THIS AGREEMENT the City and the Owner have executed this Agreement by 
signing the “Form C – General Instrument – Part 1” or “Form D – Executions Continued” attached 
hereto. 
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SCHEDULE A 
TENANT RELOCATION PLAN 

 
[see attached] 
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TENANT 

RELOCATION 

PLAN REV.4 
154 East 17 St, North Vancouver       

April 20, 2026 

ABSTRACT 
The following Tenant Relocation Plan is part of 583239 
BC Ltd’s development application submission to assist 
tenants with finding alternative accommodations, and to 
demonstrate our commitment to providing enhanced 
communication and support beyond the minimum 
requirements of the Residential Tenancy Act (RTA). 

583239 BC Ltd. 
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INTERACTION TIMELINE 
 

Date Tenant Interaction 

August 30, 2024 Application submitted to CNV 

November 23, 2024 Development Sign erected on property 

November 25, 2024 Development Sign Erected on Property  

November 27, 2024 Development Notice in North Shore News  

December 3, 2024 Development Notice in North Shore News 

December 10, 2024 Virtual Developer Information Session  

Dec  10 – Dec 25, 2024 VDIS Question Period  

January 21, 2025 First Letter to the Tenants  

July 24, 2025 Second Letter to the Tenants 

August 14, 2025 All Tenants Meeting  

September 11, 2025 Letter to the Tenants – Change of TRC 

September 15, 2025 All Tenants Meeting 

November 26, 2025 All Tenants Meeting  
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5583239 BC Ltd. PROPOSED RESIDENTIAL TENANT RELOCATION PLAN – 154 EAST 17 
ST APARTMENTS 
 

The following Tenant Relocation Plan is part of 583239 BC Ltd’s development application submission to assist 
tenants with finding alternative accommodations, and to demonstrate our commitment to providing 
enhanced communication and support beyond the minimum requirements of the Residential Tenancy Act 
(RTA). 

OCCUPANCY REPORT 
Documentation on the existing rental building is provided to the City which includes the following 
information: 

 Number of units (occupied/vacant) 
 Unit types and sizes (number of bedrooms); 
 Rental rates for each unit; 
 Type of tenancy (fixed-term / periodic) 
 Length of tenancy for each unit; and 
 Relevant demographic profiles (mobility/accessibility issues, seniors, low income, etc.) 

This documentation of existing tenancies in the Occupancy Report helps inform tenant eligibility for 
assistance. Tenancies active when the Development Application is submitted to the City are eligible for 
compensation, and relocation support under the Residential Tenant Displacement Policy (H18). Tenants that 
move in after the Development Application is submitted, do not qualify for assistance or compensation.   

VULNERABLE TENANTS 
583239 BC Ltd. is committed to providing additional support for vulnerable tenants. This will be assessed on 
an individual basis as part of the Occupancy Report. Tenants will be provided a voluntary Tenant Household 
Needs Assessment Form as part of the Tenant Assistance Package to help identify vulnerable tenants. 
Vulnerable tenants who do not initially identify a need for additional assistance in the Occupancy Report 
should will not be denied reasonable additional assistance at a later date if needed. 

Vulnerable tenants are defined as those: 

 With disabilities that have a recognized disability pension or are considered disabled for income tax 
purposes, and/or seniors aged 55 or older, as per BC Housing definitions; 

 Who qualify for deep subsidy and Rent Geared to Income (RGI) units, according to BC Housing 
eligibility criteria;  

 Low Income households whose income is below 50% of gross median household income for that 
household size. In general terms: 

a) Households without dependents with Gross Annual Income < $35,000 
b) Households with dependents with Gross Annual Income < $60,000 

Additional relocation assistance for vulnerable tenants requires the TRC to: 

c) Identify non-market, subsidized units as options for vulnerable tenants 
d) Identify accessible unit options, including those that are also non-market, subsidized 

options, as required; 
e) Work with non-profit/non-market housing providers to find accommodations for vulnerable 

tenants; 
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f) Assist vulnerable tenants in making arrangements to apply for, visit/view (including 
reasonable transportation costs) and acquire these units, including communicating with 
property managers on tenants’ behalf to find units; 

g) Assist with activities such as packing (additional funding for movers); and 
h) Assist vulnerable tenants in applying for rent supplements, as required; 
i) If the Occupancy Report indicates there are tenants that do not have disabilities and/or are 

not seniors, but they qualify for RGI rents or rent supplements, the TRC is to provide 
additional assistance in finding suitable accommodations for these tenants and helping them 
apply for rent supplements, as required and upon request. 

Any vulnerable tenants who would like to receive additional support can request this b contacting the TRC by 
email or phone. Alternatively, the TRC is always available at the end of the ‘all tenants meeting’ to discuss 
any matters further.  

 

TENANT COMMUNICATION STRATEGY 
 

The following Tenant Communication Strategy outlines how 583239 BC Ltd. will be proactively engaged in 
notifying tenants of the development application process and timeline, opportunities for input, where to 
direct enquires, and any applicable tenant resources. 

 

583239 BC Ltd. will advised tenants that it has officially submitted development applications to the City of 
North Vancouver  to Amend the Zoning Bylaw, apply for a Development Permit. The timeline to process these 
applications is approximately 12-18 months. Affected tenants will be informed in a timely manner throughout 
the development application process and formal notice shall be provided as follows: 

1. Notice of Application Submission: 
 
Notice of a development application submission shall be given to existing tenants within 30 days of 
application approval by the City of North Vancouver Staff. The Notice shall include a date of the first 
Tenant Information Meeting, copy of the Tenant Relocation Plan, Tenant Assistance Package, and the 
applicable sections of the Residential Tenancy Act. All new tenancies beginning after the application 
submission must also be provided with a copy of the Tenant Relocation Plan and Tenant Assistance 
Plan and made aware of the development application. 
 
Timely process updates will be provided to the tenants by 583239 BC Ltd., including notice of 
applicable Tenant Information Meetings, City Council meetings, Public Hearing and methods for 
providing input to City staff and Council. 

 

2. Formal Notice: 
 
Upon issuance of a Demolition Permit, which cannot be issued until the development application is 
approved by City Council, a minimum of four months formal notice to end tenancy for demolition of 
a rental unit shall be given to residents upon issuance of a Development Permit. 
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3. Advanced Notice of CNV Council Meetings  
 

At this time a date for the projects first council meeting has not been confirmed, once the CNV 
provide confirmation of this date the TRC will provide tenants with notice of the date, time and 
purpose of the council meeting. This process will be repeated for all council meetings.  

 

4. 583239 BC Ltd. Contact Information 
 
 
Mailing: PO Box 33037, West Vancouver, BC V7V 4W7 
Telephone: 778-990-2119 c/o Drift Project Management Ltd. (Owner’s Representative) 
E-mail: nicholas@driftpm.ca 
 
A dedicated Google Drive folder will be setup and access given to tenants and staff members at the 
City. The shared folder will provide pdf copies of all posted publications and relevant resources for 
tenants including the Tenant Relocation Plan, Tenant Assistance Plan, Upcoming Tenant Information 
meeting dates, City Council Meeting Dates, Financial Compensation to Tenants, Moving Expenses, 
etc. In addition, hard copies of all official notices will also be either mailed or hand-delivered to each 
suite, posted in the lobby of 154 East 17th Apartments. 
 
 

TENANT RELOCATION COORDINATOR 

583239 BC Ltd. has appointed Jon Wells as the Tenant Relocation Coordinator (TRC) as part of the Tenant 
Relocation Plan (TRP) to facilitate direct communication with tenants and provide ongoing support and 
assistance on securing suitable replacement accommodations in accordance with the provisions outlined in 
the TRP. The Coordinator will be funded by 583239 BC Ltd. and have regular hours and contact information 
for when he will be available to tenants. 

 

Altruistic Project Management 

Business Hours: 9AM-5PM Weekdays 

Telephone: 604-908-6858 

E-mail: tenantrelocation583230@gmail.com 

 

Note: The TRC changed in September 2025 due to circumstances beyond our control. Refer to “Letter to 
Tenants – Change of TRC” on page 5 of this report. 
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RELOCATION ASSISTANCE 

For eligible tenants who want assistance in finding new rental accommodation, the Tenant Relocation 
Coordinator will identify at least 3 comparable rental dwelling units for each tenant household. The 
comparable units should have the same number of bedrooms as the current unit and be located in the City of 
North Vancouver unless otherwise specified by the household. Other needs and preferences specified by the 
tenant household, will be reflected in the comparable units presented. 

The maximum rent for the comparable units found by the TRC will be no more than the greater of: 

a) 10% above the tenant’s current rent; or 
b) 10% above the most recently published CMHC average rent level, by number of bedrooms, for 

the City of North Vancouver (or Metro Vancouver if CNV date is unavailable).  

At the time of DP application submission, the 2024 data for City of North Vancouver available: 

 Bachelor 1-BR Unit 2-BR Unit 
CMHC Average Rent/mth 2024 $1,608 $1,802 $2,309 
10% Above CMHC Average Rent $1,769 $1,982 $2,540 

 

 

FINANCIAL COMPENSATION 

Financial Compensation shall be provided to all eligible tenants based on length of tenancy and can be in the 
form of free rent, lump sum payment, or combination of the two. Compensation is to be paid out no later 
than the date the tenants move out after Final Adoption of the Zoning Bylaw, if already vacated the property, 
or if not moving out early, at the time of move out whether or not a demolition permit has been obtained or 
an eviction notice has been served. 

Length of Tenancy at time of DPA submission Financial Compensation 
 5 years / 60 months 4 months’ rent 

> 5 years 4 months + (#months tenancy – 60 months) x ($25/mth) 
 

If an eligible tenant moves out prior to approval of the rezoning application, financial compensation 
(including the moving expenses detailed below) will be provided to the tenant no later than immediately 
following final adoption of the rezoning bylaw(s). For all other eligible tenants, financial compensation is to 
be provided to the tenant no later than the date they move out, whether or not a demolition permit has 
been obtained or an eviction notice has been served. 

 

MOVING EXPENSES 

583239 BC Ltd. shall pay amounts listed in the table below for an insured moving company to relocate 
existing tenants into their new accommodation or provide an equivalent flat rate payout. Note: the below 
rates will increase in line with CPI on an annual basis from the date the bylaw was adopted. 
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Type of Unit Compensation Provided 
Studio & 1 Bedroom $1,140 
2 Bedroom $1,425 
3 Bedroom $1,904 

 

FIRST RIGHT OF REFUSAL 

583239 BC Ltd. is proposing a development with purpose-built rental units.  All displaced tenants will be 
offered the first right of refusal to live in any purpose-built rental units in the new building, with the 
particulars of the units to be negotiated between the property owner and individual tenants. 

Where the new building includes mid-market rent (MMR) units, tenants will have the first right of refusal to 
rent an MMR unit in the new building, provided the tenant meets the eligibility requirements for the MMR 
unit at the time the unit is first available for rent. To ensure that displaced tenants receive notification when 
the MMR units are becoming available, they will need to confirm during the relocation process that they 
want to exercise their first right of refusal. 

TENANT ASSISTANCE PACKAGE 

583239 BC Ltd. shall provide the Tenant Assistance Package designed for use by tenants to clearly 
communicate our commitment to actively engaging tenants in the development process as outlined in the 
Tenant Relocation Plan.  

The Tenant Assistance Package shall include the following: 

a) Timeline and overview of the development application process 
b) Development Application submitted to CNV staff on August 15, 2024 and subsequently reviewed by 

staff; 
c) A commitment by 583239 BC Ltd. to provide advanced notifications and updates to tenants on 

upcoming Tenant Information Meetings, Council Meetings, Public Hearing relating to the application; 
d) Contact information of the dedicated Tenant Relocation Coordinator; 
e) Methods for advising City staff and City Council of concerns; 
f) Financial compensation provided by 583239 BC Ltd., including First Right of refusal; 
g) Method of requesting additional support by low income tenants and others facing barriers; 
h) Current copy of the British Columbia Residential Tenancy Act; 
i) A copy of the City of North Vancouver’s Tenant Relocation Policy H18 
j) Copies of applicable Tenant Resources (BC Tenant Resource and Advisory Centre (TRAC), etc.) 

 

583239 BC Ltd. shall provide copies of all written correspondence and confirmation that the Tenant 
Assistance Package has been provided to tenants, and City staff prior to staff bringing forward a report to 
Council for consideration of the development application. 

FINAL TENANT RELOCATION REPORT 

The Final Tenant Relocation Report shall be submitted to City staff prior to receiving the demolition permit 
for the property. The Final Tenant Relocation Report shall provide details for each displaced tenant on the 
following: 

a) An update to the outcome on the relocation of displaced tenants, including evidence that tenant 
have been satisfactorily assisted by 583239 BC Ltd. in locating alternate accommodations; 
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b) The amount of compensation given to each tenant including monetary compensation, free rent, cost 
of moving, and any additional assistance or services that were provided to the tenants. 
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Appendix 1: April 2026 TENANCY REPORT 
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Unit # #Bedrooms Tenancy Type Tenancy Start
Tenancy 

Agreement 
(y/n)

Expected 
Compensation 
(Under 5 Years)

Additional 
Expected 

Compensation 
(Over 5 Years) - 

Nov 2025

Moving Expenses Remarks

1A 2 month to month 1993-08-01 Y $4,588 $8,175 $1,425

1B 2 month to month 2001-02-01 Y $4,260 $5,925 $1,425

1CA 2 month to month 2017-03-01 Y $5,396 $1,100 $1,425

1 2 month to month 2019-06-01 Y $6,832 $425 $1,425

2 2 month to month 2020-01-01 N $8,400 $250 $1,425

3 2 month to month 2019-07-01 Y $5,655 $400 $1,425

4 1 month to month 2023-04-01 Y $6,800 n/a $1,140

5 1 month to month 2020-10-01 N $5,883 $25 $1,140 Baby due 31.12.2025 (third dependent)

6 1 month to month 2021-08-01 N $6,624 n/a $1,140

7 2 month to month 2024-08-01 Y $9,476 $0 $1,425

8 2 month to month 1992-10-01 Y $4,386 $8,425 $1,425

9 2 month to month 2020-12-01 Y $7,141 $0 $1,425

10 (Previous) 2 month to month 2022-03-01 Y $8,000.00 $0 $1,425 Tenant Moved

10 2 month to month 2025-01-15 Y n/a n/a $0 New Tenant 

11 2 month to month 2020-05-01 N $6,900 $150 $1,425

12 2 month to month 2012-03-01 Y $5,172 $2,600 $1,425

154 17th St E
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12A 1 month to month 2021-02-01 N $5,701 $0 $1,140

14 1 month to month 2019-12-01 Y $5,590 $275 $1,140

15 1 month to month 2014-01-01 Y $4,332 $3,150 $1,140

16 2 month to month 2017-04-01 Y $6,388 $1,075 $1,425

17 2 month to month 2017-06-01 Y $5,942 $1,025 $1,425

18 2 month to month 2017-04-01 Y $6,172 $1,075 $1,425

19 3 month to month 2023-03-01 N $11,980 $0 $1,904
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The Corporation of the City of North Vancouver Page 1 
Bylaw, 2025, No. 9139 Document: 2705423-v2 

THE CORPORATION OF THE CITY OF NORTH VANCOUVER 

BYLAW NO. 9139 

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, 2025, No. 9139” (341-347 West 4th Street, CD-770).

2. Division VII: 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 341-347
West 4th Street and legally described below as henceforth being transferred, added to and
forming part of CD-770 (Comprehensive Development 770 Zone):

PID: 009-746-668, 
009-746-650

LOT F BLOCK 135 DISTRICT LOT 271 PLAN 9122 
LOT E BLOCK 135 DISTRICT LOT 271 PLAN 9122 

from zone RM-1 

3. Part 12 of Division VI: Comprehensive Development Zones of Document “A” of “Zoning
Bylaw, 1995, No. 6700” is hereby amended by:

A. Adding the following Comprehensive Development Zone to Section 1201 in numerical
order:

“CD-770 Comprehensive Development 770 Zone” (341-347 West 4th Street)

In the CD-770 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 RM-1 Zone, except that:

(1) One Principal Building shall be permitted on one Lot;

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

(a) Rental Apartment Residential Use:

i. Accessory Home Occupation Use, subject to Sections 507(6), (7),
and (8) of this Bylaw;

ii. Accessory Off-Street Parking Use;
iii. Accessory Home Office Use;

(3) Gross Floor Area:

(a) Combined and in total, shall not exceed 1.6 times the Lot Area;
(b) Maximum Gross Floor Area may be further increased to a maximum of 2.6

times the Lot Area, upon entering into a Housing Agreement with the City;
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BASE DENSITY 
OCP Schedule ‘A’ 1.60 FSR  

ADDITIONAL (BONUS) DENSITY 
ADDITIONAL 

DENSITY 
CATEGORY 

DESCRIPTION 
ADDITIONAL 

DENSITY 
(BONUS) 

POLICY 
REFERENCE 

Rental Housing 
100% rental 
housing; 10% mid-
market rental units 

1.00 FSR OCP Section 2.2 

    
TOTAL DENSITY 2.6 FSR  

 
(4) Lot Coverage for the Principal Building shall not exceed 51%; 

 
(5) Height: 

 
(a) Height of Principal Buildings shall not exceed six storeys and 19 metres 

(62.33 feet) as measured from the average Building Grades at the north 
property line; 

 
(b)  The Heights of Buildings and Structures permitted elsewhere in the Bylaw 

may be exceeded for:  
 

i. Mechanical rooms, ventilating machines, elevator overruns, parapet 
walls, architectural appurtenances, guard rails, Garden Structures, 
staircase and elevator structures by not more than 6.1 metres (20 
feet); 

ii. Fully screened mechanical equipment, located at least 2 metres (9.8 
feet) from the roof edge, by not more than 6.1 metres (20 feet); 

 
(6) Principal Buildings shall be sited in accordance with the following: 
 

(a) from the Front Lot Line (north): 
 

i. No less than 0.3 metres (1 foot) to the basement levels; 
ii. No less than 4.5 metres (14.7 feet) to upper level walls; 

 
(b) from the Rear Lot Line (south): 

 
i. No less than 0.62 metres (2 feet) to the basement levels; 
ii. No less than 6.0 metres (19.6 feet) to upper level walls; 

 
(c) from the Interior Side Lot Lines (east and west): 
 

i. No less than 2.8 metres (9.1 feet) to the basement levels; 
ii. No less than 2.8 metres (9.1 feet) to upper level walls; 
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(d) The Siting of Buildings and Structures permitted elsewhere in this Bylaw 
may be exceeded for:  

 
i. Where canopies, eaves, or roof overhangs project beyond the face of 

the Principal Building, the minimum distance to an abutting Lot Line 
may be reduced by 2 metres (6.56 feet); 

ii.  Where unenclosed patios and stairs project beyond the face of the 
Principal Building at the Rear Lot Line (south), the minimum distance 
to an abutting Lot Line may be reduced by 3.0 metres (9.8 feet); 

iii.  Where unenclosed patios and stairs project beyond the face of the 
Principal Building at the Front Lot Line (north), the minimum distance 
to an abutting Lot Line may be reduced by 2.5 metres (8.2 feet);  

 
(7) Section 510(2), Unit Separation, shall be waived; 
 
(8)  Section 510(3), Building Width and Length, shall be waived; 
 
(9)  Part 11: Inclusionary Zoning Requirements for Residential Development, shall 

be waived.  
 
 

READ a first time on the 1st day of December, 
2025. 

READ a second time on the 1st day of 
December, 2025. 

READ a third time on the 1st day of December, 
2025. 

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

 
MAYOR 

 
CORPORATE OFFICER 
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341-347 West 4th Street 

THE CORPORATION OF THE CITY OF NORTH VANCOUVER 

BYLAW NO. 9140 

A Bylaw to enter into a Housing Agreement (341-347 West 4th Street) 

WHEREAS Section 483 of the Local Government Act R.S.B.C. 2015 c.1 permits a local 
government to enter into a housing agreement for rental housing. 
 
NOW THEREFORE the Council of The Corporation of the City of North Vancouver, in open 
meeting assembled enacts as follows: 
 
1. This Bylaw shall be known and cited for all purposes as “Housing Agreement Bylaw, 2025, 

No. 9140” (341-347 West 4th Street, CD-770, Rental Housing Commitments). 
 
2. The Council hereby authorizes The Corporation of the City of North Vancouver to enter into 

a Housing Agreement to secure rental housing commitments with the owner of lands having 
a civic address of 341-347 West 4th Street, North Vancouver, legally described as: PID: 009-
746-668, 009-746-650; LOT F BLOCK 135 DISTRICT LOT 271 PLAN 9122, LOT E BLOCK 
135 DISTRICT LOT 271 PLAN 9122, substantially in the form attached to this bylaw. 

 
3. The Mayor and Corporate Officer are authorized to execute the Housing Agreement and 

any documents required to give effect to the Housing Agreement. 
 
 

READ a first time on the 1st day of December, 
2025. 

READ a second time on the 1st day of 
December, 2025. 

READ a third time on the 1st day of December, 
2025. 

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

 
MAYOR 

 
CORPORATE OFFICER 
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341-347 West 4th Street 

PART 2 – TERMS OF INSTRUMENT 
 

RENTAL HOUSING AGREEMENT AND SECTION 219 COVENANT 
 
THIS AGREEMENT, 
 
BETWEEN: 
 

583230 B.C. LTD., INC. NO. BC0583230 
303 - 255 WEST 1ST STREET 
NORTH VANCOUVER, BC 
V7M 3G8  
 
(the “Owner”) 

 
AND: 
 

THE CORPORATION OF THE CITY OF NORTH VANCOUVER, 
a municipal corporation pursuant to the Local Government Act and 
having its offices at 141 West 14th Street, North Vancouver, British 
Columbia, V7M 1H9 
 
(the “City”) 

 
WHEREAS: 
 
A. The Owner is the registered and beneficial owner of the Lands. 
 
B. The City is a municipal corporation incorporated pursuant to the Local Government Act, 

RSBC 2015, c. 1 and the Community Charter, SBC 2003, c. 26.  
 
C. Section 219 of the Land Title Act, RSBC 1996, c. 250 (the “Land Title Act”) permits 

registration of a covenant in favour of a municipality in respect of the use of land or the 
use of a building on or to be erected on land, that land is or is not to be built on except in 
accordance with the covenant and that land is not to be subdivided except in accordance 
with the covenant. 

 
D. Section 483 of the Act permits a local government to, by bylaw, enter into a housing 

agreement that may include terms and conditions regarding the occupancy of the housing 
units identified in the agreement, including respecting the form of tenure of the housing 
units, the availability of the housing units to classes of persons, the administration and 
management of the housing units and the rents and lease, sale or share prices that may 
be charged. 

 
E. The City has adopted a bylaw authorizing this Agreement. 
 
F. The Owner and the City wish to enter into this Agreement pursuant to Section 219 of the 

Land Title Act and section 483 of the Act. 
 
NOW THEREFORE in consideration of the sum of Ten Dollars ($10.00) now paid by the City to 
the Owner and for other good and valuable consideration (the receipt and sufficiency of which the 
Owner hereby acknowledges), the Owner and the City covenant each with the other as follows: 
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341-347 West 4th Street 

1. DEFINITIONS 
 

(a) “Act” means the Local Government Act, RSBC 2015, c.1 as amended from time 
to time; 

 
(b) “Affordable Rent" means with respect to each Mid-Market Rental Unit a rent 

payment amount equal to 10% below the “Private Apartment Average Rents” for 
the corresponding bedroom type in the City of North Vancouver as established by 
CMHC’s Housing Market Information Portal for the year the tenancy is entered 
into; 

 
(c) “Agreement” means this agreement as amended from time to time; 

 
(d) “Commencement Date” has the meaning set out in section 2.1 herein; 

 
(e) “Council” means the municipal council for the City of North Vancouver; 

 
(f) “CMHC” means Canada Mortgage and Housing Corporation; 

 
(g) “Director, Planning and Development” means the chief administrator of the 

Department of Planning of the City and their successors in function and their 
respective nominees; 

 
(h) “Dwelling Unit” means a dwelling unit as defined in the City of North Vancouver’s 

“Zoning Bylaw 1995, No. 6700” as amended from time to time; 
 

(i) “Lands” means those lands and premises legally described as: 
 

Parcel Identifier: 009-746-668 
Lot F 
Block 135 
District Lot 271 
Plan 9122; and 
 
Parcel Identifier: 009-746-650 
Lot E 
Block 135 
District Lot 271 
Plan 9122;  

 
(j) “Mid-Market Rental Units” means the 7 Dwelling Units in the Residential Building 

to be constructed on the Lands that are rented to tenants for Affordable Rent; 
 

(k) “Market Rental Units” means all Dwelling Units in the Residential Building other 
than the Mid-Market Rental Units; 

 
(l) “Maximum Household Income” means an annual gross household income 

determined by multiplying Affordable Rent by 12 to yield the households’ annual 
housing costs, and divide by 30% (0.30) to meet the standard definition of 
affordability; 
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341-347 West 4th Street 

(m) “Rental Purposes” means an occupancy or intended occupancy which is or would 
be governed by a tenancy agreement as defined in Section 1 of the Residential 
Tenancy Act, SBC 2002 c. 78 as amended from time to time between the Owner 
and the tenant; 

 
(n) “Rental Units” means the Market Rental Units and the Mid-Market Rental Units; 

 
(o) “Residential Building” means the 6 storey building to be constructed on the Lands 

to be used for Rental Purposes with 69 Dwelling Units, of which 62 Dwelling Units 
will be Market Rental Units and 7 Dwelling Units will be Mid-Market Rental Units; 

 
(p) “RT Act” means the Residential Tenancy Act, SBC 2002 c. 78; 

 
(q) “Rezoning Bylaw” means the rezoning bylaw applicable to the Lands described 

as “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2025, No. 9139”;  
 

(r) “Section 219 Covenant” means a covenant pursuant to Section 219 of the Land 
Title Act;  

 
(s) “Tenancy Agreement” means an agreement, whether written or oral, express or 

implied, between the Owner and a tenant respecting possession or occupancy of 
a Rental Unit;  

 
(t) “Tenant Relocation Plan” means the Tenant Relocation Plan dated November 5, 

2025, as prepared by the Owner and approved by the City, to meet the 
requirements of the City’s Residential Tenant Displacement Policy, version H18 
and dated as of July 12, 2021, a copy of which is attached as Schedule A to this 
Agreement; and 

 
(u) “Term” has the meaning set out in section 2.1 herein. 

 
2. TERM 
 
2.1 This Agreement will commence upon adoption by the City’s Council of “Housing Agreement 

Bylaw, 2025, No. 9140” (341-347 West 4th Street, CD-770, Rental Housing Commitments) 
(the “Commencement Date”) and will continue until the date this Agreement is terminated 
in accordance with sections 2.2 or 8.3(c) (the “Term”). 

 
2.2 This Agreement will terminate immediately upon the removal or destruction of the Residential 

Building provided the Residential Building is not repaired or rebuilt following the destruction 
thereof. 

 
2.3 Subject to section 7.3, upon termination of this Agreement, this Agreement will be at an end 

and of no further force and effect. 
 
3. SECTION 219 COVENANT 
 
3.1 The Owner covenants and agrees with the City as a covenant in favour of the City pursuant 

to Section 219 of the Land Title Act, that during the Term of this Agreement, it being the 
intention and agreement of the Owner that the provisions in this Agreement be annexed 
to, and run with and be a charge upon the Lands, that notwithstanding the Rezoning 
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341-347 West 4th Street 

Bylaw, the Lands will be used and built on only in strict compliance with the terms and 
conditions of this Agreement and that:  

 
(a) the Lands must not be subdivided or stratified; 

 
(b) the Rental Units in the Residential Building must be used for Rental Purposes only 

and all Rental Units must be owned and operated by the Owner, provided that the 
Mid-Market Rental Units may be operated by a non-profit entity engaged by the 
Owner and having expertise in non-market housing, with the approval of the 
Director, Planning and Development; and 

 
(c) no Rental Unit in the Residential Building must be occupied for any purpose except 

for Rental Purposes pursuant to a Tenancy Agreement. 
 
3.2 The Owner further covenants and agrees with the City that the Lands and any buildings 

or structures constructed thereon including the Residential Building must be developed, 
built, and maintained in accordance with all City bylaws, regulations and guidelines as 
amended from time to time. 

 
3.3 Section 7.1 and 7.2 of this Agreement are integral to and form part of this Section 219 

Covenant.  
 
4. TENANCY RESTRICTIONS 
 
4.1 The unit mix for Rental Units in the Residential Building will be no fewer than 24 three-

bedroom units, 20 one-bedroom units and 25 studio units or as otherwise approved in writing 
by the Director, Planning and Development in their discretion. 

 
4.2 The Mid-Market Rental Units will be provided in the following unit mix: 3 three-bedroom units, 

1 one-bedroom units and 3 studio units. The Owner may only change this mix with the 
approval in writing by the Director, Planning and Development with such approval to be 
granted in their discretion. The Owner will be entitled to determine the locations of the 7 Mid-
Market Rental Units within the Residential Building. 

 
4.3 Notwithstanding the number of Dwelling Units that are required to be Mid-Market Rental Units 

as specified in the definitions for Mid-Market Rental Units and Residential Building in this 
Agreement, the Director of Planning and Development may, at their discretion, approve a 
change to the number of Dwelling Units in the Residential Building and, consequently, the 
number of Dwelling Units that are required to be Mid-Market Rental Units, provided that such 
number remains equal to or greater than 10% of the total number of Dwelling Units in the 
Residential Building. 

 
4.4 The Owner will enter into a minimum 1 year Tenancy Agreement for each of the Mid-

Market Rental Units which will convert to a month to month tenancy at the end of the 1 year 
term. If such a tenancy is ended prior to the end of the Term, the Owner must rent the Mid-
Market Rental Unit at Affordable Rent.  For greater certainty, at the end of each tenancy, 
the Mid-Market Rental Unit will continue to be rented as a Mid-Market Rental Unit at 
Affordable Rent, which obligation will be ongoing at all times during the Term. 

 
5. OWNER’S OBLIGATIONS 
 
5.1 Without limiting section 3.1 of this Agreement: 
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341-347 West 4th Street 

(a) Management and administration: the management, administration, and associated 
costs with the management and administration of the Rental Units, including the 
Mid-Market Rental Units, will be borne by the Owner or its designated rental agent, 
unless otherwise approved by the City in writing and all Mid-Market Rental Units 
must be managed by one rental agent; 

 
(b) Compliance with Tenant Relocation Plan:  The Owner will fulfil all of the 

commitments set out in the Tenant Relocation Plan and if requested by the City at 
any time, will provide information to the City to confirm compliance with the Tenant 
Relocation Plan; 

 
(c) Advertisement: when the Mid-Market Rental Units first become available, the 

Owner will advertise such units for a minimum of one month on at least two 
common rental property search platforms that allow potential tenants to view 
available properties for rent in North Vancouver without payment of a fee or 
requirement for registration, and the Owner will feature the tenure restrictions set 
out in this Agreement prominently in all advertising of Mid-Market Rental Units. 
When a Mid-Market Rental Unit becomes available for a subsequent, new tenancy, 
the Owner will advertise the unit in accordance with the foregoing requirements for 
a period of at least one week; 

 
(d) Tenant Selection: the Owner will make the Mid-Market Rental Units available, both 

at the first tenancy and each subsequent tenancy, in the following order of priority: 
 

(i) If the Residential Building replaces an existing rental building, then tenants 
from the existing rental building on the Lands being replaced who have 
household incomes at or below the Maximum Household Income will be 
provided first right of refusal in the Mid-Market Rental Units, and have first 
priority, provided that if there are multiple applicants in this category for one 
unit, then applicant families with one or more dependents will have priority 
for units with two or more bedrooms and if applicants are equal in this 
regard, then applications will be considered on a first come-first-served 
basis;  

 
(ii) Households who have been displaced from redevelopment elsewhere in 

the City who have household incomes at or below the Maximum Household 
Income will have second priority, provided that if there are multiple 
applicants in this category for one unit, then applicant families with one or 
more dependents will have priority for units with two or more bedrooms and 
if applicants are equal in this regard, then applications will be considered 
on a first come-first-served basis 

 
(iii) The Owner will then make any remaining Mid-Market Rental Units not 

rented by tenants from the existing building on the Lands available to 
tenants with an annual household income at or below that the Maximum 
Household Income who are either current residents of the City of North 
Vancouver or who work in the City of North Vancouver and have done so 
for at least six months, provided that if there are multiple applicants in this 
category for one unit, then applicant families with one or more dependents 
will have priority for units with two or more bedrooms and if applicants are 
equal in this regard, then applications will be considered on a first come-
first-served basis;  
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(iv) If there are any remaining Mid-Market Rental Units not rented by tenants 
who meet the criteria in sections 5.1(d)(i) to (iii) after the expiry of the one-
month advertising period, then the Owner will make such units available to 
tenants who meet the Maximum Household Income requirement; and 

 
(v) Tenants in Mid-Market Rental Units must not have an ownership interest in 

a residential property in the City or in a neighbouring municipality which the 
tenant could otherwise occupy and the Owner will require confirmation from 
the prospective tenant that they meet this requirement at the time of 
tenancy; 

 
(vi) In determining whether a tenant meets the Maximum Household Income 

requirements or the requirement in section 5.1(d)(v), the Owner or its rental 
agent, so long as it acts honestly and in good faith, is entitled to rely on all 
information provided by the prospective tenant and the Owner will have no 
liability if the prospective tenant intentionally or unintentionally provides any 
incorrect information. The Owner is under no obligation to monitor or 
update the financial circumstances of the tenant once the lease is signed. 

 
(e) Rent Amount and Permitted Increases: Affordable Rent for Mid-Market Rental 

Units is to be determined at the time of tenancy. Rent amounts may be 
subsequently increased below or at the permitted annual rent increase then set 
under the RT Act;  

 
(f) Compliance with applicable laws: without restricting the foregoing, the Owner will 

comply with all applicable provisions of the RT Act and any other provincial or 
municipal enactments imposing obligations on landlords in relation to residential 
tenancies; 

 
(g) Performance: the Owner will perform its obligations under this Agreement diligently 

and in good faith; 
 

(h) Information Regarding Unit Availability:  If the City establishes a register for 
availability of Mid-Market Rental Units within the City, the Owner will provide to the 
City information regarding any Mid-Market Rental Units that become available for 
rent, in a form acceptable to the Director, Planning and Development;  

 
(i) Evidence of compliance: provided that the same can be done without breaching 

the Personal Information Protection Act, SBC 2003, c. 63 (as amended from time 
to time) the Owner will, on an annual basis at the time of Business License renewal 
and upon any other request by the City, supply to the City copies of any 
documentation in possession of the Owner necessary to establish compliance with 
the Owner’s obligations under this Agreement.  

 
6. DEFAULT AND REMEDIES 
 
6.1 The City may, acting reasonably, give to the Owner a written notice (in this section 6.1, the 

“Notice”) requiring the Owner to cure a default under this Agreement within 30 days of receipt 
of the Notice. The Notice must specify the nature of the default. The Owner must act with 
diligence to correct the default within the time specified. 
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6.2 If the default is not corrected within the time specified, the Owner will pay to the City on 
demand by the City 200 percent of the difference between current market rent, as determined 
by a third-party appraiser, and Affordable Rent for each Mid-Market Rental Unit in default for 
the default year to the end of the Term of the Agreement. The monies collected from default 
will be deposited to the City’s Affordable Housing Reserve Fund.  

 
6.3 The Owner will pay to the City on demand by the City all the City's costs of exercising its 

rights or remedies under this Agreement, on a full indemnity basis. 
 
6.4 The Owner acknowledges and agrees that in case of a breach of this Agreement which is 

not fully remediable by the mere payment of money and promptly so remedied, the harm 
sustained by the City and to the public interest will be irreparable and not susceptible of 
adequate monetary compensation. 

 
6.5 Each party to this Agreement, in addition to its rights under this Agreement or at law, will be 

entitled to all equitable remedies including specific performance, injunction and declaratory 
relief, or any of them, to enforce its rights under this Agreement. 

 
6.6 The Owner acknowledges and agrees that it is entering into this Agreement to benefit the 

public interest in providing housing for Rental Purposes, and that the City's rights and 
remedies under this Agreement are necessary to ensure that this purpose is carried out and 
that the City's rights and remedies under this Agreement are fair and reasonable and ought 
not to be construed as a penalty or forfeiture. 

 
6.7 No reference to nor exercise of any specific right or remedy under this Agreement or at law 

or at equity by any party will prejudice, limit or preclude that party from exercising any other 
right or remedy.  No right or remedy will be exclusive or dependent upon any other right or 
remedy, but any party, from time to time, may exercise any one or more of such rights or 
remedies independently, successively, or in combination.  The Owner acknowledges that 
specific performance, injunctive relief (mandatory or otherwise) or other equitable relief may 
be the only adequate remedy of a default by the Owner under this Agreement. 

 
7. LIABILITY 
 
7.1 Pursuant to Section 219(6) of the Land Title Act, except for the negligence of the City or its 

employees, agents or contractors, the Owner will indemnify and save harmless each of the 
City and its elected officials, board members, officers, directors, employees, and agents, and 
their heirs, executors, administrators, personal representatives, successors and assigns, 
from and against all claims, demands, actions, loss, damage, costs and liabilities, which all 
or any of them will or may be liable for or suffer or incur or be put to by reason of or arising 
out of: 

 
(a) any act or omission, negligent or otherwise, by the Owner, or its officers, directors, 

employees, agents, contractors, or other persons for whom at law the Owner is 
responsible;  

 
(b) the Owner’s default under this Agreement; and 

 
(c) the Owner's ownership, operation, management or financing of the Lands for the 

provision of housing for Rental Purposes. 
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7.2 Except to the extent such advice or direction is given negligently, the Owner hereby releases 
and forever discharges the City, its elected officials, board members, officers, directors, 
employees and agents, and its and their heirs, executors, administrators, personal 
representatives, successors and assigns from and against all claims, demands, damages, 
actions or causes of action by reason of or arising out of advice or direction respecting the 
ownership, operation or management of the Lands for the provision of housing for Rental 
Purposes which has been or hereafter may be given to the Owner by all or any of them. 

 
7.3 The covenants of the Owner set out in sections 7.1 and 7.2 of this Agreement will survive the 

expiration or the earlier termination of this Agreement and will continue to apply to any breach 
of the Agreement and to any claims arising under this Agreement during the ownership by 
the Owner of the Lands. 

 
8. GENERAL PROVISIONS 
 
8.1 The Owner agrees to reimburse the City for all legal costs reasonably incurred by the City for 

the preparation, execution and registration of this Agreement and notice of this Agreement 
which is required to be filed pursuant to the Act. The Owner will bear their own costs, legal 
or otherwise, connected with the preparation, execution or registration of this Agreement. 

 
8.2 Nothing in this Agreement: 
 

(a) affects or limits any discretion, rights, powers, duties or obligations of the City under 
any enactment or at common law, including in relation to the use or subdivision of 
land; 

 
(b) affects or limits any enactment relating to the use of the Lands or any condition 

contained in any approval including any development permit concerning the 
development of the Lands; or 

 
(c) relieves the Owner from complying with any enactment, including the City's bylaws 

in relation to the use of the Lands. 
 
8.3 The Owner and the City agree that: 
 

(a) this Agreement is entered into only for the benefit of the City; 
 

(b) this Agreement is not intended to protect the interests of the Owner, occupier or user 
of the Lands or any portion of it including the Rental Units and the Limited Common 
Property; and 

 
(c) without limiting part 2 of this Agreement, the City may at any time execute a release 

and discharge of this Agreement in respect of the Lands, without liability to anyone 
for doing so. 

 
8.4 This Agreement burdens and runs with the Lands and any part into which any of them may 

be subdivided or consolidated, by strata plan or otherwise.  All of the covenants and 
agreements contained in this Agreement are made by the Owner for itself, its successors 
and assigns, and all persons who acquire an interest in the Lands after the date of this 
Agreement.  Without limiting the generality of the foregoing, the Owner will not be liable for 
any breach of any covenant, promise or agreement herein in respect of any portion of the 

Page 67



The Corporation of the City of North Vancouver Page 10 
Bylaw, 2025, No. 9140 Document: 2705427-v2 

341-347 West 4th Street 

Lands sold, assigned, considered or otherwise disposed of, occurring after the Owner has 
ceased to be the owner of the Lands. 

 
8.5 The covenants and agreements on the part of the Owner in this Agreement have been made 

by the Owner as contractual obligations as well as being made pursuant to section 483 of 
the Act and as such will be binding on the Owner. 

 
8.6 The Owner will, at its expense, do or cause to be done all acts reasonably necessary to 

ensure this Agreement and notice of this Agreement is registered against the title to the 
Lands, including any amendments to this Agreement as may be required by the Land Title 
Office or the City to effect such registration. 

 
8.7 The City and the Owner each intend by execution and delivery of this Agreement to create 

both a contract and a deed under seal. 
 
8.8 An alleged waiver by a party of any breach by another party of its obligations under this 

Agreement will be effective only if it is an express waiver of the breach in writing.  No waiver 
of a breach of this Agreement is deemed or construed to be a consent or waiver of any other 
breach of this Agreement. 

 
8.9 If a Court of competent jurisdiction finds that any part of this Agreement is invalid, illegal, or 

unenforceable, that part is to be considered to have been severed from the rest of this 
Agreement and the rest of this Agreement remains in force unaffected by that holding or by 
the severance of that part. 

 
8.10 Every obligation of a party which is set out in this Agreement will extend throughout the Term 

and, to the extent that any obligation ought to have been observed or performed prior to or 
upon the expiry or earlier termination of the Term, such obligation will survive the expiry or 
earlier termination of the Term until it has been observed or performed. 

 
8.11 All notices, demands, or requests of any kind, which a party may be required or permitted to 

serve on another in connection with this Agreement, must be in writing and may be served 
on the other parties by registered mail, by facsimile or e-mail transmission, or by personal 
service, to the following address for each party: 

 
City: The Corporation of the City of North Vancouver 

141 West 14th Street 
North Vancouver, British Columbia 
V7M 1H9 
Attention: Director, Planning & Development 
Facsimile: 604.985.0576 
Email: planning@cnv.org 

 
The Owner: 583230 B.C. LTD., INC.NO. BC0583230 

303 - 255 WEST 1ST STREET 
NORTH VANCOUVER, BC 
V7M 3G8  
Attention: Ali-Reza Kazemi, Owner 
Email: alirkazemi@hotmail.com 
Phone: 604-720 2913 
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Service of any such notice, demand, or request will be deemed complete, if made by 
registered mail, 72 hours after the date and hour of mailing, except where there is a postal 
service disruption during such period, in which case service will be deemed to be complete 
only upon actual delivery of the notice, demand or request; if made by facsimile or e-mail 
transmission, on the first business day after the date when the facsimile or e-mail 
transmission was transmitted; and if made by personal service, upon personal service being 
effected.  Any party, from time to time, by notice in writing served upon the other parties, may 
designate a different address or different or additional persons to which all notices, demands, 
or requests are to be addressed. 

 
8.12 Upon request by the City, the Owner will promptly do such acts and execute such documents 

as may be reasonably necessary, in the opinion of the City, to give effect to this Agreement. 
 
8.13 This Agreement will enure to the benefit of and be binding upon each of the parties and their 

successors and permitted assigns. 
 
9. INTERPRETATION 
 
9.1 Gender specific terms include both genders and include corporations.  Words in the singular 

include the plural, and words in the plural include the singular. 
 
9.2 The division of this Agreement into sections and the use of headings are for convenience of 

reference only and are not intended to govern, limit or aid in the construction of any provision.  
In all cases, the language in this Agreement is to be construed simply according to its fair 
meaning, and not strictly for or against either party. 

 
9.3 The word "including" when following any general statement or term is not to be construed to 

limit the general statement or term to the specific items which immediately follow the general 
statement or term to similar items whether or not words such as "without limitation" or "but 
not limited to" are used, but rather the general statement or term is to be construed to refer 
to all other items that could reasonably fall within the broadest possible scope of the general 
statement or term. 

 
9.4 The words "must" and "will" are to be construed as imperative. 
 
9.5 Any reference in this Agreement to any statute or bylaw includes any subsequent 

amendment, re-enactment, or replacement of that statute or bylaw. 
 
9.6 This is the entire agreement between the City and the Owner concerning its subject, and 

there are no warranties, representations, conditions or collateral agreements relating to the 
subject matter of this Agreement, except as included in this Agreement.  This Agreement 
may be amended only by a document executed by the parties to this Agreement and by 
bylaw, such amendment to be effective only upon adoption by City Council of an amending 
bylaw to “Housing Agreement Bylaw, 2025, No. 9140”. 

 
9.7 This Agreement is to be governed by and construed and enforced in accordance with the 

laws of British Columbia and the laws of Canada applicable therein. 
 
9.8 This Agreement can be signed in counterpart. 
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IN WITNESS OF THIS AGREEMENT the City and the Owner have executed this Agreement by 
signing the “Form C – General Instrument – Part 1” or “Form D – Executions Continued” attached 
hereto. 
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SCHEDULE A 
TENANT RELOCATION PLAN 

 
CD# 2739074 
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TENANT 

RELOCATION 

PLAN REV.1 
341-347 West 4th St, North Vancouver

November 5, 2025 

ABSTRACT 
The following Tenant Relocation Plan is part of 583239 
BC Ltd’s development application submission to assist 
tenants with finding alternative accommodations, and to 
demonstrate our commitment to providing enhanced 
communication and support beyond the minimum 
requirements of the Residential Tenancy Act (RTA). 

583239 BC Ltd. 
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Interaction Timeline  
 

 

Date Tenant Interaction 

December 5, 2023 Application submitted to CNV 

October 28, 2024 Development Sign erected on property 

November 6, 2024 Development Notice in North Shore News  

November 9, 2024 Development Mailer Delivered  

November 13, 2024 Development Notice in North Shore News 

November 21, 2024 Virtual Developer Information Session  

Nov 21 – Dec 6, 2024 VDIS Question Period  

January 21, 2025 First Letter to the Tenants  

July 24, 2025 Second Letter to the Tenants 

August 14, 2025 All Tenants Meeting  

September 24, 2025 Letter to the Tenants – Change of TRC 

November 26, 2025 All Tenants Meeting (future interaction)  
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Virtual Developer Information Session Notification   
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PLANNING APPLICATION 
 
341 – 347 4th Street West, North Vancouver 
583230 BC Ltd has applied for a Zoning Bylaw Amendment to rezone the property from the RM-1 Zone to a 
new Comprehensive Development (CD) Zone to allow for a 6-storey residential building with 55 rental units. 
The proposal includes 39 vehicle parking stalls and 104 secure bicycle parking stalls. 
 

PROPOSED BUILDING LOCATION 

  

TO LEARN MORE & TO PROVIDE INPUT 

COMMENT ONLINE BY: 
Dec 5, 2024 

cnv.org/Applications 
Search by property address 

 

 

VIRTUAL DEVELOPER’S INFORMATION SESSION: 
DATE: Nov 21, 2024 
TIME: 6pm 
REGISTER: Should you wish to join the online Developer Information Session, please request the MS 
Teams link by emailing hello@driftpm.ca 

 

APPLICANT CITY OF NORTH VANCOUVER 
Ian Guan 
Gradual Architecture Inc. 
Ian@gradualarchitecture.com 
604-733-7679 
 

Linden Mulleder 
Planning & Development 
141 West 14th Street, North Vancouver 
planning@cnv.org 
604-983-7357 
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DEVELOPMENT APPLICATION COMMENT FORM 
 

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 on 
how to provide feedback during the Council process, visit cnv.org/City-Hall/Council-Meetings 
 
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:  

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

 

Project Address: 341 – 347 4th Street West, North Vancouver  

 
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 is collecting your personal information in accordance with Section 26(c) of the Freedom of Information and Protection of 
Privacy Act. The City collects your information for the purposes of administering City programs and services, including permits and 
licensing services. If you have any questions, please contact the Privacy Coordinator at 141 West 14th Street, North Vancouver, BC 
V7M 1H9 or planning@cnv.org or 604-985-7761. 
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FIRST LETTER TO TENANTS 
Date: January 21, 2025 

To: Residential Tenants Residing at 341-347 West 4th St, North Vancouver 

We are writing today to inform you that we have submitted a redevelopment application to the City of North 
Vancouver Planning and Development Department, for the purpose of demolishing the existing buildings and 
redeveloping the property. Our redevelopment proposal consists of a Rezoning Bylaw application, and a 
Development Permit application. 

If this development proposal is approved by North Vancouver City Council, the new development will consist 
of one building with an approximate total of 69 apartment units, of which 62 will be market rental units, and 
7 units mid-market rental (MMR). We anticipate construction in 2026 with an approximate construction 
schedule of 24 months. 

We will be mailing you updates in the upcoming weeks and months to ensure you are kept well informed on 
the status of our application, the timing of this development application being presented to Council and the 
Public Hearing on this application, and the impact it will have on your residency. 

According to the City of North Vancouver Residential Tenant Displacement Policy, the City of North 
Vancouver requests developers to voluntarily commit to the following when proposing to redevelop an 
existing rental building: 

1) Occupancy Report 
2) Tenant Relocation Plan 
3) Relocation Assistance 

a. Designating a Tenant Relocation Coordinator. 
b. Assistance finding new accommodations and relocation. 
c. Financial compensation based on length of tenancy and Residential Tenancy Act (RTA) 
d. Financial compensation for moving expenses at a flat rate payout based on number of 

bedrooms. 
e. Additional assistance for low-income tenants and others facing barriers. 
f. First right of refusal to rent any purpose-built rental units in the new building. Where the 

new building includes mid-market rental (MMR) units, tenants will have the first right of 
refusal to rent an MMR unit in the new building, provided the tenant meets the eligibility 
requirements at the time the unit is first available for rent. 

In closing, 583239 BC Ltd. will be providing relocation assistance based on Council policy H18 and is 
committed to providing enhanced communication with you regarding this redevelopment proposal. 583239 
BC Ltd. has designated Jonathan Beck, a local property management professional with 15 years of 
experience, as our designated relocation coordinator. Jonathan can be reached by telephone at 604-999-
8098 or email at tenantrelocation583230@gmail.comduring regular business hours if you have any questions 
or require assistance.  

 

Sincerely, 

 
 
Ali Kazemi 
583239 BC Ltd. 
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SECOND LETTER TO TENANTS 
 

Tenant Assistance Package 

Date: July 24, 2025 

To: Residential Tenants Residing at 341-347 4th Street, North Vancouver 

We are writing today as a second letter to you regarding the redevelopment application to the City of North 
Vancouver Planning and Development Department, for the purpose of demolishing the existing building and 
redeveloping the property.  

Communications will continue to be available by phone and email. Notices of in person meetings and city 
communications will also be delivered by mail. 

Our first Tenant Information Meeting details are below. Please come by with any questions. 

 

TENANT INFORMATION MEETING 

Date: Thursday August 14, 2025 

Where: 341 4th Street, Lobby/Front area 

Time: 5:30-6:30PM 

 

APPLICATION STATUS

 

This development application has not yet been formally approved and that Tenants do not have to move out 
until they are served with formal notice to vacate. If you choose to vacate before the formal notice, 
relocation assistance will remain available at any time throughout the process. If you choose to move out 
prior to approval of the rezoning, financial compensation and moving expenses will be provided no later than 
immediately following final adoption of the zoning bylaw. For eligible tenants who do not move out early, 
financial compensation and moving expenses will be paid no later than the date you move out.  

 

We will continue to provide advanced notice and updates on city Council Meetings and Public Hearing related 
to this application.  
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TENANT RELOCATION ASSISTANCE 

In the first Letter to Tenants dated January 21, 2025 we outlined the responsibilities of 583239 BC Ltd to 
provide assistance for relocation as outline in the Tenant Relocation Plan. We would like to reemphasize a 
few points within the Residential Tenant Displacement Policy H18. Please see below some key considerations 
with regards to Financial Compensation, Moving Expenses and the First Right of Refusal. 

Relocation Assistance: For eligible tenants who want assistance in finding new rental accommodation, the 
Tenant Relocation Coordinator will identify at least 3 comparable rental dwelling units for each tenant 
household. 

Dedicated Relocation Coordinator: Jonathan Beck, 604-999-8098, tenantrelocation583230@gmail.com 

Financial compensation: all eligible tenants will receive compensation based on length of tenancy and can be 
in the form of free rent, lump sum payment, or combination of the two. Compensation is to be paid out no 
later than the date the tenants move out, whether or not a demolition permit has been obtained or an 
eviction notice has been served. 

≤ 5 years = 4 months’ rent 
> 5 years = 4 months + (#months tenancy – 60 months) x ($25/mth) 
 
Moving Expenses: 583239 BC Ltd. shall pay amounts listed in the table below for an insured moving company 
to relocate existing tenants into their new accommodation or provide an equivalent flat rate payout. 

Studio & 1 Bedroom = $1,115 
2 Bedroom = $1,392 
3 Bedroom $1,670 
 

First Right of Refusal: All displaced tenants will be offered the first right of refusal to live in any purpose-built 
rental units in the new building, with the particulars of the units to be negotiated between the property 
owner and individual tenants. Where the new building includes mid-market rent (MMR) units, tenants will 
have the first right of refusal to rent an MMR unit in the new building, provided the tenant meets the 
eligibility requirements for the MMR unit at the time the unit is first available for rent. To ensure that 
displaced tenants receive notification when the MMR units are becoming available, they will need to confirm 
during the relocation process that they want to exercise their first right of refusal. 

Tenant Household Needs Assessment Form: Thank you to those who completed this form already. It is 
attached again. Completion of this form is voluntary, but it is recommended so that your housing needs can 
be considered. Low Income tenants and others facing barriers should complete this form 

 

Signed 

                                                        

Jonathan Beck 

Tenant Relocation Coordinator 

E: tenantrelocation583230@gmail.com 

T: 604-999-8098 

July 23, 2025 
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LETTER TO TENANTS – CHANGE OF TRC 
September 19, 2025 

To: Tenants of 341-347 4th Street West, North Vancouver 

Re: Change of Tenant Relocation Coordinator 

 

Dear Tenants, 

We are writing to inform you that there will be a change in the Tenant Relocation Coordinator (TRC) for the 
project at 341&347 4th Street West, North Vancouver. 

 

Effective immediately, Jonathan Beck will no longer be involved in this project, a new Tenant Relocation 
Coordinator will assume this role. Please note that the same email address will continue to be used, so your 
ability to contact the TRC will not be affected in any way. 

 

The services provided by the Tenant Relocation Coordinator will remain the same, and you will not experience 
any change in the support or assistance available to you. 

New tenant Relocation Coordinator Contact Information: 
 

Name: Jon Wells 

Email: tenantrelocation583230@gmail.com [same as before] 

Phone: 604-908-6858  

We thank you for your understanding on this matter. 

Should any tenants wish to have a private online meeting with me, don’t hesitate to reach out.  

 

Sincerely, 

 

 
Jon Wells 

Tenant Relocation Coordinator 
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5583239 BC Ltd. PROPOSED RESIDENTIAL TENANT RELOCATION PLAN – 154 EAST 17 
ST APARTMENTS 
 

The following Tenant Relocation Plan is part of 583239 BC Ltd’s development application submission to assist 
tenants with finding alternative accommodations, and to demonstrate our commitment to providing 
enhanced communication and support beyond the minimum requirements of the Residential Tenancy Act 
(RTA). 

OCCUPANCY REPORT 
Documentation on the existing rental building is provided to the City which includes the following 
information: 

 Number of units (occupied/vacant) 
 Unit types and sizes (number of bedrooms); 
 Rental rates for each unit; 
 Type of tenancy (fixed-term / periodic) 
 Length of tenancy for each unit; and 
 Relevant demographic profiles (mobility/accessibility issues, seniors, low income, etc.) 

This documentation of existing tenancies in the Occupancy Report helps inform tenant eligibility for 
assistance. Tenancies active when the Development Application is submitted to the City are eligible for 
compensation, and relocation support under the Residential Tenant Displacement Policy (H18). Tenants that 
move in after the Development Application is submitted, do not qualify for assistance or compensation.   

VULNERABLE TENANTS 
583239 BC Ltd. is committed to providing additional support for vulnerable tenants. This will be assessed on 
an individual basis as part of the Occupancy Report. Tenants will be provided a voluntary Tenant Household 
Needs Assessment Form as part of the Tenant Assistance Package to help identify vulnerable tenants. 
Vulnerable tenants who do not initially identify a need for additional assistance in the Occupancy Report 
should will not be denied reasonable additional assistance at a later date if needed. 

Vulnerable tenants are defined as those: 

 With disabilities that have a recognized disability pension or are considered disabled for income tax 
purposes, and/or seniors aged 55 or older, as per BC Housing definitions; 

 Who qualify for deep subsidy and Rent Geared to Income (RGI) units, according to BC Housing 
eligibility criteria;  

 Low Income households whose income is below 50% of gross median household income for that 
household size. In general terms: 

a) Households without dependents with Gross Annual Income < $35,000 
b) Households with dependents with Gross Annual Income < $60,000 

Additional relocation assistance for vulnerable tenants requires the TRC to: 

c) Identify non-market, subsidized units as options for vulnerable tenants 
d) Identify accessible unit options, including those that are also non-market, subsidized 

options, as required; 
e) Work with non-profit/non-market housing providers to find accommodations for vulnerable 

tenants; 
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f) Assist vulnerable tenants in making arrangements to apply for, visit/view (including 
reasonable transportation costs) and acquire these units, including communicating with 
property managers on tenants’ behalf to find units; 

g) Assist with activities such as packing (additional funding for movers); and 
h) Assist vulnerable tenants in applying for rent supplements, as required; 
i) If the Occupancy Report indicates there are tenants that do not have disabilities and/or are 

not seniors, but they qualify for RGI rents or rent supplements, the TRC is to provide 
additional assistance in finding suitable accommodations for these tenants and helping them 
apply for rent supplements, as required and upon request. 

Any vulnerable tenants who would like to receive additional support can request this b contacting the TRC by 
email or phone. Alternatively, the TRC is always available at the end of the ‘all tenants meeting’ to discuss 
any matters further.  

 

TENANT COMMUNICATION STRATEGY 
 

The following Tenant Communication Strategy outlines how 583239 BC Ltd. will be proactively engaged in 
notifying tenants of the development application process and timeline, opportunities for input, where to 
direct enquires, and any applicable tenant resources. 

583239 BC Ltd. will advised tenants that it has officially submitted development applications to the City of 
North Vancouver  to Amend the Zoning Bylaw, apply for a Development Permit. The timeline to process these 
applications is approximately 12-18 months. Affected tenants will be informed in a timely manner throughout 
the development application process and formal notice shall be provided as follows: 

1. Notice of Application Submission: 
 
Notice of a development application submission shall be given to existing tenants within 30 days of 
application approval by the City of North Vancouver Staff. The Notice shall include a date of the first 
Tenant Information Meeting, copy of the Tenant Relocation Plan, Tenant Assistance Package, and the 
applicable sections of the Residential Tenancy Act. All new tenancies beginning after the application 
submission must also be provided with a copy of the Tenant Relocation Plan and Tenant Assistance 
Plan and made aware of the development application. 
 
Timely process updates will be provided to the tenants by 583239 BC Ltd., including notice of 
applicable Tenant Information Meetings, City Council meetings, Public Hearing and methods for 
providing input to City staff and Council. 

 

2. Formal Notice: 
 
Upon issuance of a Demolition Permit, which cannot be issued until the development application is 
approved by City Council, a minimum of four months formal notice to end tenancy for demolition of 
a rental unit shall be given to residents upon issuance of a Development Permit. 
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3. Advanced Notice of CNV Council Meetings  
 

At this time a date for the projects first council meeting has not been confirmed, once the CNV 
provide confirmation of this date the TRC will provide tenants with notice of the date, time and 
purpose of the council meeting. This process will be repeated for all council meetings.  

 

4. 583239 BC Ltd. Contact Information 
 
 
Mailing: PO Box 33037, West Vancouver, BC V7V 4W7 
Telephone: 778-990-2119 c/o Drift Project Management Ltd. (Owner’s Representative) 
E-mail: nicholas@driftpm.ca 
 
A dedicated Google Drive folder will be setup and access given to tenants and staff members at the 
City. The shared folder will provide pdf copies of all posted publications and relevant resources for 
tenants including the Tenant Relocation Plan, Tenant Assistance Plan, Upcoming Tenant Information 
meeting dates, City Council Meeting Dates, Financial Compensation to Tenants, Moving Expenses, 
etc. In addition, hard copies of all official notices will also be either mailed or hand-delivered to each 
suite, posted in the lobby of 341 & 347 4th St West Apartments. 
 
 

TENANT RELOCATION COORDINATOR 

583239 BC Ltd. has appointed Jon Wells as the Tenant Relocation Coordinator (TRC) as part of the Tenant 
Relocation Plan (TRP) to facilitate direct communication with tenants and provide ongoing support and 
assistance on securing suitable replacement accommodations in accordance with the provisions outlined in 
the TRP. The Coordinator will be funded by 583239 BC Ltd. and have regular hours and contact information 
for when he will be available to tenants. 

 

Altruistic Project Management 

Business Hours: 9AM-5PM Weekdays 

Telephone: 604-908-6858 

E-mail: tenantrelocation583230@gmail.com 

 

Note: The TRC changed in September 2025 due to circumstances beyond our control. Refer to “Letter to 
Tenants – Change of TRC” on page 5 of this report. 
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RELOCATION ASSISTANCE 

For eligible tenants who want assistance in finding new rental accommodation, the Tenant Relocation 
Coordinator will identify at least 3 comparable rental dwelling units for each tenant household. The 
comparable units should have the same number of bedrooms as the current unit and be located in the City of 
North Vancouver unless otherwise specified by the household. Other needs and preferences specified by the 
tenant household, will be reflected in the comparable units presented. 

The maximum rent for the comparable units found by the TRC will be no more than the greater of: 

a) 10% above the tenant’s current rent; or 
b) 10% above the most recently published CMHC Average rent level, by number of bedrooms, for 

the City of North Vancouver (or Metro Vancouver if data for CNV is not available).  

At this time, the 2024 data for City of North Vancouver is available: 

 Bachelor 1-BR Unit 2-BR Unit 
CMHC Average Rent/mth 2024 $1,608 $1,802 $2,309 
10% Above CMHC Median Rent $1,769 $1,982 $2,540 

 

 

FINANCIAL COMPENSATION 

Financial Compensation shall be provided to all eligible tenants based on length of tenancy and can be in the 
form of free rent, lump sum payment, or combination of the two. Compensation is to be paid out no later 
than the date the tenants move out, whether or not a demolition permit has been obtained or an eviction 
notice has been served. 

Length of Tenancy at time of DPA submission Financial Compensation 
 5 years / 60 months 4 months’ rent 

> 5 years 4 months + (#months tenancy – 60 months) x ($25/mth) 
 

If an eligible tenant moves out prior to approval of the rezoning application, financial compensation 
(including the moving expenses detailed below) will be provided to the tenant no later than immediately 
following final adoption of the rezoning bylaw(s). For all other eligible tenants, financial compensation is to 
be provided to the tenant no later than the date they move out, whether or not a demolition permit has 
been obtained or an eviction notice has been served. 

 

MOVING EXPENSES 

583239 BC Ltd. shall pay amounts listed in the table below for an insured moving company to relocate 
existing tenants into their new accommodation or provide an equivalent flat rate payout. Note: the below 
rates will increase in line with CPI on an annual basis from the date the bylaw was adopted.  

 

Type of Unit Compensation Provided 
Studio & 1 Bedroom $1,140 
2 Bedroom $1,425 
3 Bedroom $1,904 
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FIRST RIGHT OF REFUSAL 

583239 BC Ltd. is proposing a development with purpose-built rental units.  All displaced tenants will be 
offered the first right of refusal to live in any purpose-built rental units in the new building, with the 
particulars of the units to be negotiated between the property owner and individual tenants. 

Where the new building includes mid-market rent (MMR) units, tenants will have the first right of refusal to 
rent an MMR unit in the new building, provided the tenant meets the eligibility requirements for the MMR 
unit at the time the unit is first available for rent. To ensure that displaced tenants receive notification when 
the MMR units are becoming available, they will need to confirm during the relocation process that they 
want to exercise their first right of refusal. 

TENANT ASSISTANCE PACKAGE 

583239 BC Ltd. shall provide the Tenant Assistance Package designed for use by tenants to clearly 
communicate our commitment to actively engaging tenants in the development process as outlined in the 
Tenant Relocation Plan.  

The Tenant Assistance Package shall include the following: 

a) Timeline and overview of the development application process 
b) Development Application submitted to CNV staff November 2023 and subsequently reviewed by 

staff; 
c) A commitment by 583239 BC Ltd. to provide advanced notifications and updates to tenants on 

upcoming Tenant Information Meetings, Council Meetings, Public Hearing relating to the application; 
d) Contact information of the dedicated Tenant Relocation Coordinator; 
e) Methods for advising City staff and City Council of concerns; 
f) Financial compensation provided by 583239 BC Ltd., including First Right of refusal; 
g) Method of requesting additional support by low income tenants and others facing barriers; 
h) Current copy of the British Columbia Residential Tenancy Act; 
i) A copy of the City of North Vancouver’s Tenant Relocation Policy H18 
j) Copies of applicable Tenant Resources (BC Tenant Resource and Advisory Centre (TRAC), etc.) 

 

583239 BC Ltd. shall provide copies of all written correspondence and confirmation that the Tenant 
Assistance Package has been provided to tenants, and City staff prior to staff bringing forward a report to 
Council for consideration of the development application. 

FINAL TENANT RELOCATION REPORT 

The Final Tenant Relocation Report shall be submitted to City staff prior to receiving the demolition permit 
for the property. The Final Tenant Relocation Report shall provide details for each displaced tenant on the 
following: 

a) An update to the outcome on the relocation of displaced tenants, including evidence that tenant 
have been satisfactorily assisted by 583239 BC Ltd. in locating alternate accommodations; 

b) The amount of compensation given to each tenant including monetary compensation, free rent, cost 
of moving, and any additional assistance or services that were provided to the tenants. 

  

Page 86



LEVEL OF SERVICE PROVIDED: TENANT INTERACTIONS  

The following table of activities showcases the level of assistance currently being provided to tenants at 341 
& 347 4th Street West. We expect the level of involvement of the TRC to increase substantially in the next 12 
months with the TRC expecting to assist tenants with sourcing alternative accommodation, applications to 
non-profit, social housing and both private and public sector rental home providers. This will be in addition to 
ongoing day-to-day communications to assist tenants with any other questions, requests and assistance 
needed regards their relocation.   

 

Unit Number Date 
Interaction 
Mode 

Tenant Item / 
Comment / Question  TRC Response  

N/A 

21.11.2024 
to 
06.12.2024 

Virtual Dev. 
Information 
Session & 
Question 
period.  Many questions asked 

See full VDIS Report Q&A 
Section in Appendix 1 of this 
report  

Redacted 29.09.2025 Email 
Concerns regarding 
tenancy agreement 

Advised tenant to go directly to 
the developer with this issue 

Redacted 30.09.2025 Email 
Rent increase 
questions 

Recommended referring to bc 
tenancy act and to go directly to 
the developer for lease specific 
items  

Redacted 01.10.2025 Phone 
Questions from tenant 
regarding eligibility 

Provided response on the 
eligibility rule & referenced conv 
website and policy h18 which 
the tenant can review for further 
background information  

Redacted 01.10.2025 Phone 

Questions regarding 
permitting & moving 
requirements 

Referenced tenant letter & 
stated there would be regular 
follow ups 

Redacted 01.10.2025 Phone 

Questions from tenant 
regarding process and 
timing 

Provided explanation & would 
follow up with email 

Redacted 02.10.2025 Email 
Responded to tenancy 
agreement question Provided response on timing 

Redacted 08.02.2025 Email 

Requesting 
clarifications on 
relocation assistance 
and further information 
on the process 

We will be hosting a in-person 
meeting at the building shortly 
at which all of the matters will 
be discussed in detail. 

Redacted 09.09.2025 Email 

Provided needs 
assessment form and 
requested additional 
information on the 
expected date of 
demolition  

Confirmed to the tenant that the 
building demolition is not 
expected until summer 2026 at 
the earliest and that once a 
demolition permit is issued that 
tenants will be provided a 4 
month notice to vacate. 
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Redacted 09.09.2025 Email 

Requested clarification 
on their financial 
compensation  

Confirmed that per the CNV 
policy they are entitled to 
compensation in line with the 
TRP at whatever time they 
decide to cavate the building. 

Redacted 12.08.2025 Email 

Requested clarification 
of the next scheduled 
in-person meeting  

Confirmed a meeting will be 
occurring in September 2025, 
the final date is tbc but notice 
will be provided to all tenants  

Redacted 15.09.2025 Email 

Wanted to know the 
amount of 
compensation that the 
tenant is entitled to 

Provided the tenant with 
calculation for determining the 
compensation based on length 
of tenancy as well as the 
moving expenses per unit type.  

Redacted 09.08.2025 Email 

Tenant is on a joint 
lease with a 
roommate, requested 
clarification on how 
compensation works if 
one decided to leave. 

Shortly after an initial response 
that we would need to do 
additional research on this 
matter, the tenant informed us 
that the situation has changed 
on the tenants will no longer be 
moving out at different times. 
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Unit # #Bedrooms Tenancy Type Tenancy Start
Tenancy 

Agreement 
(y/n)

Rent Disability 55+ Dependents
Low 

income
Language 
barriers

Other possible 
barriers 

requiring 
additional 

support

Rent Changes
Expected 

Compensation 
(Under 5 Years)

Additional 
Expected 

Compensation 
(Over 5 Years) - 

Oct 2025

Remarks

100 b month to month 2021-05-01 N $994.00 no no no no no no $1,026 $4,102 $0

101 2 month to month 2025-06-15 Y $2,175.00 no no no no no no $2,100 n/a n/a New Tenant

101 
(Previous)

2 month to month 2023-09-01 N $2,175.00 n/a n/a n/a n/a n/a n/a $2,175 $8,700 $0 Tenant Moved

102 2 month to month 2023-03-01 Y $2,000.00 no no 1 no no no $2,132 $8,528 $0

201 1 month to month 2020-01-01 Y $1,260.75 no no no no no no $1,313 $5,252 $225

202 1 month to month 2015-08-01 N $1,991.00 no no 1 no no no $2,157 $8,627 $1,550

203 2 month to month 2025-09-15 Y $2,500.00 ? ? ? ? ? ? $2,500 n/a n/a New Tenant

203 
(Previous)

2 month to month 2024-05-01 N $2,700.00 n/a n/a n/a n/a n/a n/a $2,700 n/a $0 Tenant Moved

204 1 month to month 2024-03-01 Y $1,600.00 no no no no no no $1,600 n/a n/a New Tenant

204 
(Previous)

1 month to month 2023-05-01 Y $1,236.00 n/a n/a n/a n/a n/a n/a $1,236 $4,944 $0 Tenant Moved

301 1 month to month 2020-10-01 Y $1,350.00 no no no no no no $1,461 $5,842 $0

302 1 month to month 2020-01-01 Y $1,473.90 no no 1 no no no $1,571 $6,285 $225

303 2 month to month 2021-10-01 N $1,973.00 no no no no no no $2,066 $8,264 $0

304 1 month to month 2017-09-01 Y $1,140.87 no no no yes no no $1,931 $7,725 $925

401 2 month to month 2008-03-16 Y $925.00 no no no no no no $925 $3,700 $3,775

Preliminary Identification of Potentially Vulnerable Tenants341 4th St W
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Unit # BR Tenancy Type Tenancy Start
Tenancy 

Agreement 
(y/n)

$ Rent/month Disability 55+ Dependents
Low 

income

Language 
barriers 

(preferred 
language)

Other possible 
barriers 

requiring 
additional 

support

Rent Changes
Expected 

Compensation 
(Under 5 Years)

Additional 
Expected 

Compensation 
(Over 5 Years) - 

Oct 2025

Remarks

101 2 month to month 2025-02-01 N $2,200.00 no no no no no no $2,200 n/a n/a New Tenant

101 
(Previous)

2 month to month 2023-01-01 N $2,000.00 n/a n/a n/a n/a n/a n/a $2,000 $8,000 $0 Tenant Moved

102 2 month to month 2024-09-01 N $2,500.00 no no 1 no no no $2,500 n/a n/a New Tenant

102 
(Previous)

2 month to month 2020-08-01 N $1,760.00 n/a n/a n/a n/a n/a n/a $1,760 $7,040 $0 Tenant Moved

103 2 month to month 2018-02-01 Y $1,643.50 no yes no no no no $1,752 $7,006 $800

201 2 month to month 2017-09-01 Y $1,565.00 no no 1 no no no $1,668 $6,673 $925

202 2 month to month 2024-12-15 N $2,300.00 no no no no no no $2,300 n/a n/a New Tenant

202 
(Previous)

2 month to month 2022-10-01 N $2,100.00 n/a n/a n/a n/a n/a n/a $2,100 $8,400 $0 Tenant Moved

203 2 month to month 2025-03-15 N $2,000.00 no no 2 no no no $2,000 n/a n/a New Tenant

203 
(Previous)

2 month to month 2022-12-01 N $2,000.00 n/a n/a n/a n/a n/a n/a $2,000 $8,000 $0 Tenant Moved

204 2 month to month 2017-10-01 Y $1,406.55 no no 2 no no no $1,499 $5,998 $900

301 2 month to month 2019-07-01 Y $1,656.48 no no 1 no no no $1,766 $7,064 $375

302 2 month to month 2025-09-01 Y $2,300.00 no no no no no no $2,300 n/a n/a New Tenant

302 
(Previous)

2 month to month 2023-09-01 Y $2,300.00 n/a n/a n/a n/a n/a n/a $2,300 $9,200 $0 Tenant Moved

303 2 month to month 2012-12-01 Y $1,450.00 no no 1 no no no $1,450 $5,800 $2,350

304 2 month to month 2019-10-01 Y $1,725.50 no no no no no no $1,839 $7,358 $300

401 2 month to month 2025-09-01 Y $2,875.00 no no no no no no $2,875 n/a n/a New Tenant

401 
(Previous)

2 month to month 2011-06-01 Y $1,856.00 n/a n/a n/a n/a n/a n/a $1,856 $7,424 $2,775 Tenant Moved

Preliminary Identification of Potentially Vulnerable Tenants347 4th St W
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Appendix 2: Tenant Household Needs Assessment Form  
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TENANT HOUSEHOLD NEEDS ASSESSMENT FORM 

583239 BC Ltd. is intending to submit a Detailed Planning Application to the City of North Vancouver to rezone 
the property located at 341, 347 4th St West, North Vancouver, BC. As part of this Application, the City requires 
landlords to complete a Tenant Relocation Assistance Plan which outlines relocation assistance for existing 
tenants that would be relocated because of approval of the redevelopment proposal. To develop a Tenant 
Relocation Plan that meets the needs of existing tenants, landlords are expected to provide all tenant 
households with a Tenant Household Needs Assessment form. 

By way of submission of a Detailed Planning Application, the landlord will provide the Cityof North Vancouver 
with a copy of this form which contains information regarding your tenancy in order to assess their proposal. If 
you have any questions about the Detailed Planning Application review process, please contact the City of North 
Vancouver at planning@cnv.org 

 
Tenant Name 
Address 
#Occupants in household 
Length of Tenancy 

 
Mobility or accessibility features: 

Dependents: 
Low income: 
Language(s): 
Proximity to school: 
Parking space(s): 
Pet(s): 
Age requirements: 
Other: 

 

 (if redevelopment proposal is approved)

Would you be interested in renting in the new building? � Yes 
� No 
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Document Number: 2826595 

 
 
__________ 
A/Director 

 
 
_________ 
A/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: Daniella Fergusson, Manager, City Design and Planning 
 
Subject: METRO 2050 TYPE 3 PROPOSED AMENDMENT – CITY OF 

VANCOUVER (MOLSON SITE) 
 
Date: September 2, 2026 File No:  01-0400-60-0006/2026 
 
 

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

PURSUANT to the report of the Manager, City Design and Planning, dated 
September 2, 2026, entitled “Metro 2050 Type 3 Proposed Amendment – City of 
Vancouver (Molson Site)”: 
 
THAT staff be directed to respond to Metro Vancouver’s correspondence to 
Council, dated July 27, 2026, entitled “Re: Metro 2050 Type 3 Proposed 
Amendment – City of Vancouver (Molson Site)” outlining indirect impacts to the 
City of North Vancouver, as outlined in the “Proposed Response”; 
 
AND THAT a copy of the correspondence to Metro Vancouver be distributed to 
Council. 

 
ATTACHMENTS 
 
1. Letter from Metro Vancouver to Council titled “Re: Metro 2050 Type 3 Proposed 

Amendment – City of Vancouver (Molson Site)” dated July 27, 2026 (CityDocs 
2836187) 

2. City of Vancouver ‘Molson Site’ – Proposed Regional Land Use Designation (CityDocs 
2832256) 

3. City of Vancouver ‘Molson Site’ – Former Molson Brewery Site: Guiding Principles 
and Rezoning Guidelines (CityDocs 2832258) 

4. Report from Metro Vancouver staff to Metro Vancouver Regional Planning 
Committee titled “Metro 2050 Type 3 Proposed Amendment – City of Vancouver 
(Molson Site)” (CityDocs 2833780) 
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REPORT: Metro 2050 Type 3 Proposed Amendment – City of Vancouver (Molson Site) 
Date: September 2, 2026 
 

Page 2 of 4 

SUMMARY 
 
The City of Vancouver has requested an amendment to Metro 2050, Metro Vancouver’s 
Regional Growth Strategy. The amendment is to redesignate the former Molson 
Brewery Site located at 1550 Burrard Street and 1655 West 1st Avenue from “Industrial” 
to “General Urban” to accommodate a mixed-use neighbourhood in the future. 
 
Unlike a typical amendment application, this application is not occurring in the context of 
an active rezoning or adoption of an area plan. There is no site or concept plan 
accompanying this application. Instead, the City of Vancouver has provided Guiding 
Principles and Rezoning Guidelines, which are intended to guide future development on 
the site. 
 
Metro Vancouver has reviewed this request and has written directly to Councils of 
member municipalities to seek further feedback for the Metro Vancouver Regional 
District (MVRD) Board’s consideration at fourth and final reading. Since Metro 
Vancouver’s correspondence was directed to Council, this report seeks Council’s 
direction to respond to Metro Vancouver. 
 
Staff have assessed the proposed amendment along with Metro Vancouver’s analysis 
and do not have any have objections. 
 
BACKGROUND 
 
Metro 2050 is an integrated land use and transportation plan for managing population 
and job growth in the Metro Vancouver region to the year 2050. Occasionally, member 
municipalities may request amendments to Metro 2050 - often in response to municipal 
policy changes or development proposals. 
 
On June 3, 2026, the City of Vancouver formally submitted a request to Metro 
Vancouver to amend Metro 2050 to change the regional land use designation of the 
former Molson Brewery site located at 1550 Burrard Street and 1655 West 1st Avenue 
from “Industrial” to “General Urban” (Attachment 2) to accommodate a mixed-use 
neighbourhood in the future. This is a City of Vancouver-initiated Metro 2050 
amendment, rather than a developer-initiated amendment. 
 
Metro 2050 is intended to be a stable 30-year vision. Recognizing that the plan may 
need to be changed from time to time, it has a built-in amendment process. Through 
that process, three types of amendments to Metro 2050 are possible and they have 
differing approval thresholds depending on the level of regional significance the change 
would have. The proposed amendment from the City of Vancouver is classified as a 
Type 3 Amendment. A Type 3 Amendment has the lowest voting threshold out of the 
three types of amendments, requiring an affirmative majority (50% +1) weighted vote of 
the MVRD Board.  
 
At the July 24, 2026 regular meeting, the MVRD Board granted initial readings to Metro 
2050 Amendment Bylaw No. 1470, 2026. In accordance with Section 6.4.2 of Metro 
2050, local governments were subsequently notified of the proposed amendment and  
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REPORT: Metro 2050 Type 3 Proposed Amendment – City of Vancouver (Molson Site) 
Date: September 2, 2026 
 

Page 3 of 4 

 
provided an opportunity to comment. Municipalities have until September 16, 2026 to 
provide comment, which will be considered by the MVRD at the fourth and final reading. 
 
DISCUSSION 
 
The subject property is a 3.1-hectare site located at 1550 Burrard Street and 1655 West 
1st Avenue and is both within the Urban Containment Boundary and Vancouver 
Sewerage Area. The surrounding area contains a variety of land uses including 
residential, light industrial and employment, and parks. Notably, the subject property is 
adjacent to Squamish Nation lands (northeast of the subject site), which houses the 
recent development Sen̓áḵw. 
 
Requests for an amendment to Metro 2050 are typically in the context of developer-
initiated applications, where the land uses contained in Metro 2050 would have to be 
redesignated so that proposed changes to a municipal Zoning Bylaw or Official 
Community Plan (OCP)/Official Development Plan (ODP) are consistent with the 
regional plan. In this instance, there is no specific development plan. Instead, the City of 
Vancouver has initiated the amendment through submission of a set of Guiding 
Principles and Rezoning Guidelines, which are included as Attachment 3. The Guiding 
Principles are as listed below: 
 

• Reconciliation 
• Land Use 
• Urban Design 
• Transportation and Connectivity 
• Public Benefits and Public Spaces 
• Implementation and Delivery 

 
These Guiding Principles were the basis for Metro Vancouver staff’s evaluation of the 
proposed amendment. On the premise that these principles would be implemented 
through the rezoning and subsequent development process, Metro Vancouver staff 
concluded that the resulting development would be generally consistent with Metro 
2050 (Attachment 4).  
 
City of North Vancouver staff have reviewed the proposed amendment and generally 
agree with the assessment undertaken by Metro Vancouver. 
 
IMPLICATIONS 
 
The proposed amendment is within the City of Vancouver’s Urban Containment 
Boundary and Vancouver Sewerage Area. Metro Vancouver staff have also reviewed 
the application against Metro 2050 and have determined that the proposed amendment 
would not conflict with the achievement of Metro 2050 goals.  
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REPORT: Metro 2050 Type 3 Proposed Amendment – City of Vancouver (Molson Site) 
Date: September 2, 2026 
 

Page 4 of 4 

 
PROPOSED RESPONSE 
 
If directed by Council, staff will respond to Metro Vancouver staff with the following: 
 

The City of North Vancouver supports Metro 2050’s goals to develop our region 
in a socially, economically, and environmentally healthy way that makes efficient 
use of public facilities and services, land, and other resources. The City 
recognizes that a regional planning analysis has been conducted by Metro 
Vancouver staff, determining the proposed amendment to be supportable. The 
City has reviewed Metro Vancouver’s evaluation and has no objections to the 
recommendation provided by Metro Vancouver staff for the proposal from the 
City of Vancouver (Molson Site). 

 
 
RESPECTFULLY SUBMITTED: 

 Daniella Fergusson 
Manager, City Design and Planning 
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86356629 

Office of the Chair 
Tel. 604-432-6215 or via Email 

CAOAdministration@metrovancouver.org 

July 27, 2026 

File:  CR-12-01 
Ref:  RD 2026 06 26 

Mayor Linda Buchanan and Council 
City of North Vancouver 
141 West 14th Street 
North Vancouver, BC   V7M 1H9  
VIA EMAIL:  citycouncil@cnv.org  

Dear Mayor Linda Buchanan and Council: 

Re: Metro 2050 Type 3 Proposed Amendment – City of Vancouver (Molson Site) 

At its July 24, 2026 regular meeting, the Metro Vancouver Regional District Board of Directors (MVRD 
Board) granted initial readings to Regional Growth Strategy Amendment Bylaw No. 1470, 2026 and 
initiated a comment period on the proposed amendment. 

With this notification, Metro Vancouver invites your written comments on the proposed amendment by 
September 16, 2026. Correspondence received during this notification process will be conveyed to the 
MVRD Board for its consideration at fourth and final reading. The proposed amendment requires an 
affirmative majority (50% + 1) weighted vote of the MVRD Board to be adopted. 

The proposed amendment was requested by the City of Vancouver and seeks to change the regional 
land use designation of the property located at 1550 Burrard Street and 1655 West 1st Avenue (the 
Molson site) from Industrial to General Urban to accommodate a mixed-use neighbourhood. The subject 
site is within the Urban Containment Boundary and Vancouver Sewerage Area and currently contains 
the former Molson brewery building that has not been operational since 2019. The site is adjacent to 
the new Se á w residential development and the federal Seaforth Armoury and Hoffmeister Building, 
and is surrounded by parks, residential and commercial uses, and employment areas. Regional Planning 
analysis concluded that, on balance, the proposed amendment is supportable. 

The full text of the MVRD Board’s July 24, 2026 resolution, along with other pertinent details about the 
proposed Metro 2050 amendment, are contained in the enclosed MVRD Board report, titled “Metro 
2050 Type 3 Proposed Amendment – City of Vancouver (Molson Site).” The report also includes Regional 
Planning’s evaluation of the application. 

Atthacment 1
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Mayor Linda Buchanan and Council, City of North Vancouver 
Metro 2050 Type 3 Proposed Amendment – City of Vancouver (Molson Site) 

   Page 2 of 2 

If you have any questions about the proposed amendment, please contact Jonathan Cote, Deputy 
General Manager, Regional Planning and Housing Development, by email at 
jonathan.cote@metrovancouver.org. 
 
Yours sincerely, 
 
 
 
 
 
Mike Hurley 
Board Chair 
 
MH/JC/ms 

 
cc: Leanne McCarthy, Chief Administrative Officer, City of North Vancouver 
 Amelia Cifarelli, Corporate Officer, City of North Vancouver 
 Heather McNell, Acting Commissioner/Chief Administrative Officer, Metro Vancouver 
 
Encl: MVRD Board report dated June 19, 2026, titled “Metro 2050 Type 3 Proposed Amendment – 

City of Vancouver (Molson Site)” (pg. 481) 
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1 BACKGROUND AND CONTEXT

In July 2025, Council directed staff through a Council Motion to report back with site-specific information 
on the future role and land use considerations for five exceptional industrial sites/areas to identify sites 
that are appropriate for housing development and consideration for redesignation from “Employment or
Industrial” to “General Urban” in the Metro 2050: Regional Growth Strategy (Metro 2050: RGS). The 
sites/areas are:

i. The former Molson Brewery site,
ii. The former industrial sites near Main Street and Terminal Avenue,
iii. The Railtown industrial district,
iv. The Marine Gateway area, and
v. The Mount Pleasant industrial area.

The former Molson Brewery site is the only self-contained site of the five sites/areas identified in the 
Council Motion and is not contiguous with any other industrial lands. In 2026, Council directed staff to 
start the process to enable redesignating and redeveloping this exceptional site as a comprehensive 
mixed-use development, rather than a stand-alone industrial site. Figure 1 shows the location of the 
Molson site within its surrounding context.

Figure 1: Former Molson Brewery site and context

The Molson Brewery was constructed in 1953 when False Creek was surrounded by heavy industrial 
uses and connected regionally via the now de-commissioned CP Railway tracks. The M-2 zoning permits 
“industrial and other uses that are generally incompatible, potentially dangerous, or environmentally 
incompatible when situated in or near residential districts.” The 26,300 m2 (283,000 ft2) brewery once 
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employed up to 250 people, but ceased operations in 2019 when it relocated to a larger brewing facility in 
Chilliwack with direct access to Highway 1. There has been no industrial activity on the site since the 
brewery’s closure, with limited interim uses such as movie sets and parking. 
 
Over the past 70 years, the surrounding area has transformed into a mixed-use neighbourhood 
comprising residential uses to the east (False Creek South), light/creative industrial and employment uses 
to the south and east (the Burrard Slopes’ Armoury District and Granville Island), residential uses to the 
west (Kits Point) and park space to the north (Vanier Park). The S w wú7mesh Úxwumixw (Squamish 
Nation) is developing the Se w wú7mesh (Squamish) Reserve, a high-
density mixed-use project of 6,000+ purpose-built rental units immediately adjacent to the Northeast, 
sharing a 275 metre (900 foot) property line with the Molson site.  

Typical heavy industrial uses under the Molson site’s existing M-2 zoning (e.g. manufacturing, distribution 
and repair) generate air and noise contamination through combustion of fuel and metals, handling of solid 
bulk materials, and food and animal food processing. Considering the site’s proximity to high-density 
residential uses including and its lack of connectivity to key trucking routes or rail network critical for 
goods movement, the site is no longer suitable for stand-alone heavy industrial uses. 
 
There is a unique and significant opportunity to capitalize on the 7.7-acre site’s central location within 
Vancouver’s Metro Core area through a mixed-use redevelopment which delivers new and diversified job 
space, together with residential uses and supporting public amenities. More suitable job spaces for the 
site could include compatible light industrial uses such as Laboratories, Production Studios and Creative 
Manufacturing, Digital Entertainment and Information Communication Technology (DEICT), Office, Hotel, 
Service and Retail uses. Light industrial uses can be co-located with housing subject to mitigation 
measures required under the Vancouver Building By-law.  
 
This redevelopment opportunity aligns with the “Metro Core/Broadway” Neighbourhood Type and 
advances other policy objectives in the Vancouver Official Development Plan (“Vancouver ODP”). 
 
In 2026, amendments to the Vancouver ODP were brought forward to Council to redesignate the former 
Molson Brewery site from “Industrial and Employment” to “Mixed-Use High-Rise 2.” 
 

2 INTENT 

The following guiding principles are intended to establish high-level direction to inform the preparation 
and review of a rezoning application for the site. They identify key planning objectives and considerations, 
providing a framework for evaluating proposed land use, built form, public realm and public benefit 
outcomes as the project advances. 

The guiding principles will also be used to support an application by the City to Metro Vancouver to 
amend the site’s Metro 2050: RGS designation from “Industrial” to “General Urban”. 

At this early stage, the guiding principles are deliberately broad and strategic in nature. They reflect a 
preliminary level of technical analysis and initial engagement with the 
S w wú -Waututh) Nations, Department of National Defence, 
Provincial Government (Ministries of Transportation and Transit, Housing and Municipal Affairs, and Jobs 
and Economic Growth), Metro Vancouver, TransLink, Vancouver School Board, Conseil scolaire 
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francophone, and the general public. They are not intended to pre-determine specific design solutions, 
densities or regulatory outcomes. Rather, they set out the overarching intent for the site’s redevelopment, 
recognizing that further work and engagement is required to test options and respond to technical, policy 
and contextual considerations. 

The rezoning process will provide the opportunity to translate the principles into zoning regulations, 
development obligation agreements and design guidelines. Through this process, City staff will undertake 
further engagement, assess site-specific opportunities and impacts, infrastructure / servicing needs and 
other technical requirements, and identify and address any necessary trade-offs between competing 
objectives.  

 

3 GUIDING PRINCIPLES 

3.1 Reconciliation 

3.1.1 
S w wú -Waututh) Nations: 

The former Molson Brewery site is located on the traditional and unceded territories of the 
w wú -Waututh) 

Nations. In alignment with the City of Vancouver’s commitment to advancing reconciliation 
through its UNDRIP Strategy, planning for the redevelopment of the site should be guided by 
early and ongoing mutual collaboration with the local Nations and respect for their rights, 
cultures, and self-determination.  

The site is located near False Creek and the Burrard Inlet, areas of important historical and 
ongoing cultural significance to all three local Nations since time immemorial.  

Through meaningful and mutually beneficial engagement and collaboration, the rezoning 
process should explore opportunities to honour the location of the site, and strengthen cultural 
representation and visibility by embedding the local Nations’ culture, art, and history into the 
site’s design and public realm. 

 

3.2 Land Use 

3.2.1 Deliver significant new job and employment space:  

At the height of its operation, the former Molson Brewery contained 26,300 m2 (283,000 ft2) of 
industrial space and employed 250 people. Heavy industrial uses are no longer compatible on 
the site given its proximity to high-density residential uses.  

Redevelopment of the site should include a minimum 1:1 replacement of the floor space 
previously dedicated to heavy industrial uses with job space that is compatible with on-site and 
nearby residential uses. Provision of additional net new job space is strongly encouraged. 
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Types of job space could include light industrial, tech and office, tourism and hotel, retail and 
service (including grocery stores and restaurants), educational, cultural, and arts uses to meet 
the needs of businesses, residents and visitors.  

Inclusion of significant job space in this central location supports the Metro 2050: RGS Goal #2 
to “Support a Sustainable Economy” to ensure a diverse economy and jobs close to where 
people live. It also aligns with job space objectives for the Metro Core/Broadway 
Neighbourhood Type in the Vancouver ODP (Policy FG1.4.2). 

3.2.2 Support a diverse and affordable housing mix: 

Redevelopment of the site should deliver a variety of new housing opportunities which could 
include strata, purpose-built rental, affordable and social housing to support a diversity of 
household types, incomes, and backgrounds.  

The City’s 10 Year Affordable Housing Delivery and Financial Strategy identifies large 
developments as important opportunities to contribute to the delivery of social and supportive 
housing options for lower-income households, and housing for moderate income households. 
The affordable housing requirements for the Molson site will follow requirements outlined in the 
Rezoning Policy for Sustainable Large Developments, or whichever applicable policies are in 
place at the time of rezoning. 

This principle is closely aligned with the Metro 2050: RGS Goal #4 to “Provide Diverse and 
Affordable Housing” by increasing the supply, variety, and affordability of housing, particularly 
in transit-oriented locations, to create complete communities. It also aligns with Vancouver ODP 
objectives to expand affordable housing supply in Metro Core/Broadway (Policy FG1.4.1).   

 

3.3 Urban Design 

3.3.1 Encourage contextual design and neighbourhood integration: 

The site planning and built form of new development on the former Molson Brewery site should 
establish a cohesive and mutually complementary relationship with the local context. 

The tallest buildings should be located closest to the Se
S w wú7mesh (Squamish) Reserve and step down toward surrounding areas to thoughtfully 
integrate with the existing neighbourhood.  

High-quality architecture, landscape design, and building forms should respond to the local 
urban context, as well as to the historical and ongoing cultural importance of the area to the 

w wú sleil-Waututh) 
Nations.  

Careful consideration should be given to solar access on the public realm and open spaces in 
accordance with applicable City policies and guidelines and the “Mixed-Use High-Rise 2” 
designation. Built form should contribute cohesively to the surrounding city’s evolving skyline. 
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The site is centrally located within Vancouver’s Metro Core area and aligns well with Metro 
2050: RGS Goal #1 to “Create a Compact Urban Area” by encouraging efficient land use, 
reducing sprawl, and enhancing urban centres.  

3.3.2 Advance regenerative and climate--responsive site design 

Redevelopment of the site should explore regenerative, nature-based site design that protects 
and enhances ecological systems, and reduces lifecycle greenhouse gas emissions, while 
meaningfully increasing resilience to climate change.  

New buildings and public realm should be designed as integrated systems, where siting, 
massing, landscape treatment, and servicing collectively reduce energy and water demand, 
manage rainwater on site, and help mitigate urban heat, flooding, and climate hazards. 
Consistent with the City of Vancouver’s Green Buildings Policy for Rezonings, Zero Emissions 
Building Plan, and Rain City Strategy, sustainable site design should: 

 minimize site disturbance and protect natural features where feasible;  
 support permeability, urban biodiversity, tree planting and landscape enhancement  
 incorporate green rainwater infrastructure and opportunities for rainwater reuse where 

appropriate and 
 support compact, low-carbon urban form. 

 
Through these measures, redevelopment is intended to contribute to long-term environmental 
resilience, climate adaptation, and emissions reduction, while creating a healthy, livable, and 
ecologically functional neighbourhood aligned with the Metro 2050: RGS Goal #3 to “Protect 
the Environment and Respond to Climate Change.” This principle also aligns with Vancouver 
ODP objectives for climate change adaptation (Policy 3.2.2) and ecology (Policy FG1.2.4). 

3.4 Transportation and Connectivity 

3.4.1 Support healthy and accessible transportation options: 

Concentrating people close to jobs and transit is critical to meeting the City’s Transportation 
2040 and Climate Emergency Action Plan goal that at least two-thirds (~66%) of all trips made 
by Vancouver residents should be by walking, cycling, rolling, or transit, rather than private 
vehicles. The mixed-use redevelopment of the site should connect communities through a 
network of convenient transportation options, including robust transit and safe active 
transportation (walking/cycling/rolling), to support a reduction in car dependency 

Accessibility and universal design should be prioritized across the site, emphasizing walking, 
cycling, rolling, and transit for people of all ages and abilities with integration into the existing 
active mobility network.  

This site is well-located to encourage reduced vehicle trip demand as it is in proximity to major 
cycling infrastructure, such as the Burrard Bridge, the Seaside Greenway, York Avenue, and 
Cypress Street. The site should leverage and improve existing cycling routes to strengthen 
active transportation connections, including to rapid transit stations (Millennium Line, Canada 
Line and the Frequent Transit Network). 
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The street network should provide adequate infrastructure (e.g. greenways, protected 
intersections, signals, bus shelters, and public bike share stations) to ensure the comfort and 
safety of people walking, cycling, rolling, or taking transit.  

The site design should support a car-lite community through the provision of off-street 
accessible parking, visitor parking, bicycle parking, passenger and goods loading, while 
minimizing general purpose vehicle parking, in accordance with the Parking By-law.  

The design should provide transportation connections to nearby neighbourhoods (False Creek 
South, Burrard Slopes’ Armoury District, Kits Point) to limit impacts to the existing street 
network and ensure connectivity to the city and region’s broader transportation networks. The 
site design should also be coordinated with adjacent development to develop a mutually 
beneficial access, egress and circulation system for the area.  

The site is located immediately adjacent to the Seaforth Armoury and the Hoffmeister Building, 
both of which are owned and operated by the Government of Canada (Department of National 
Defence). Daily operations at these facilities involve critical circulation and parking for large 
military vehicles, deliveries and the movement of hundreds of workers and military personnel. 
Any proposed rezoning or development of the site should carefully consider and mitigate 
potential impacts to the ongoing and essential operations of these facilities. 

3.4.2 Seek opportunities to improve transit access and connectivity in collaboration with 
partners: 

The site is located in an area served by existing bus routes that connect to downtown 
Vancouver and TransLink’s Frequent Transit Network. In partnership with TransLink, 
opportunities for better transit connections and improved transit service to the site should be 
explored, beginning with the recently completed Burrard Peninsula Area Transport Plan. These 
include new and improved transit connections across the Burrard Bridge, to rapid transit 
stations (Millennium and Canada Lines), and along existing east-west transit corridors, subject 
to regional priorities, fleet availability, and funding.  

The site should leverage the proposed Burrard Bridge transit hub, anticipated to be delivered 
by the Se w wú7mesh (Squamish) Reserve, by providing new 
pedestrian and cycling connections from the site to the transit hub. 

Both Guiding Principles 3.4.1 and 3.4.2 align with the Metro 2050: RGS Goal #5 to “Support 
Sustainable Transportation Choices”. These principles also align with Vancouver ODP 
objectives related to connectivity, safety and sustainable transportation (Policies FG1.3.5, 
5.1.4, 5.2.1, 5.2.4 and 5.2.9). 

3.5 Public Benefits and Public Spaces 

3.5.1  

The former Molson Brewery site should being highly livable and meeting the needs of all ages, 
incomes and abilities. It should include shops, services, public spaces and community 
amenities (e.g. childcare, arts/culture spaces) that address the impacts of increased density in 
the neighbourhood and meet the demand from new residents.  
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Impacts on school enrolment and capacity will be considered and addressed through the 
rezoning process in collaboration with the local school boards (Vancouver School Board and 
Conseil scolaire francophone). 

3.5.2 Create public spaces that support community life: 

Public open space should be a key organizing element of the site design, with strong 
connections to existing parks and public spaces in the neighbourhood such as Vanier Park and 
the seawall.  

The site should deliver a diverse mix of urban public spaces for a range of users, including 
parks and green spaces, plazas, areas for gathering, rooftop gardens and opportunities for 
local retail activation.  

These spaces should receive sunlight at key times and support safety and social interaction, 
access to nature, and cultural expression.  

Design of public spaces should incorporate measures to deter trespassing and maintain 
appropriate security buffers to the adjacent Department of National Defence property. 

Both Guiding Principles 3.5.1 and 3.5.2 align with Vancouver ODP public realm objectives for 
the Metro Core/Broadway and broader public space network (Policies FG1.4.5, 9.3.1 and 
9.3.2). 

3.6 Implementation and Delivery 

3.6.1 Phased and predictable implementation:  

Development phasing should be planned and coordinated to ensure the timely provision of job 
space, mixed-tenure housing, municipal infrastructure, amenities and services to ensure growth 
is adequately supported.  

A phasing and implementation plan will be developed at the time of rezoning to ensure the 
timely delivery of agreed-upon public benefits. 
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To: Regional Planning Committee

From: Mark Seinen, Senior Planner, Regional Planning and Housing Services

Date: June 19, 2026 Meeting Date:  July 2, 2026

Subject: Metro 2050 Type 3 Proposed Amendment – City of Vancouver (Molson Site) 

RECOMMENDATION
THAT the MVRD Board: 
a) initiate the Metro 2050 amendment process for the City of Vancouver’s requested regional land use

designation amendment from Industrial to General Urban for the site located at 1550 Burrard Street
and 1655 West 1st Avenue;

b) give first, second, and third readings to “Metro Vancouver Regional District Regional Growth
Strategy Amendment Bylaw No. 1470, 2026”;

c) notify affected local governments and post the application on the Metro Vancouver website to
provide an opportunity for comment on the proposed amendment as per Section 6.4.2 of Metro
2050; and

d) direct staff to notify local First Nations via referral offices to provide an opportunity for comment on
the proposed amendment.

EXECUTIVE SUMMARY
The City of Vancouver is requesting a Type 3 amendment to Metro 2050 for 1550 Burrard Street and 
1655 West 1st Avenue (the Molson site). The proposed amendment would re-designate Industrial lands 
to General Urban to accommodate a mixed-use neighbourhood. The subject site is within the Urban 
Containment Boundary and Vancouver Sewerage Area and currently contains the former Molson 
brewery building that has not been operational since 2019. The site is adjacent to the significant new 
Se residential development and the federal Seaforth Armoury and Hoffmeister Building, and is 
surrounded by parks, residential and commercial uses, and employment areas. 

Regional Planning analysis concludes that, on balance, the proposed amendment is supportable. The 
proposed amendment reflects the site’s unique context and strategic location within the Metropolitan 
Core, where a transition to mixed-use development can deliver significant benefits, including new 
housing supply, expanded employment opportunities, and a more complete, transit-oriented 
community. While the amendment involves the loss of regionally-designated Industrial lands, this trade-
off is acceptable given the site’s limited suitability for continued industrial use and the potential to 
advance broader regional objectives related to housing, economic diversification, and sustainable urban 
growth.

The requested Metro 2050 Type 3 amendment bylaw requires adoption through an affirmative 50% + 1 
weighted vote of the MVRD Board.

PURPOSE 
This report provides the Regional Planning Committee and the MVRD Board with the opportunity to 
consider the City of Vancouver’s request to amend Metro 2050 for the Molson site. 

RPL 20260702 Item E1
MVRD 20260724 Item G1.1
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BACKGROUND 
On June 2, 2026, Vancouver City Council passed a resolution requesting that the MVRD Board consider a 
Type 3 Amendment to Metro 2050 for the site located at 1550 Burrard Street and 1655 West 1st Avenue 
(“Molson Site”). On June 4, 2026, Metro Vancouver received the City of Vancouver’s request to consider 
the proposed amendment (Attachment 1).  

SITE CONTEXT 
The Molson Site is located at the southern foot of the Burrard Bridge. Vancouver’s application materials 
note that, at the time of construction in 1953, “False Creek was surrounded by heavy industrial uses and 
connected regionally via the now de-commissioned CP Railway.” Today, the area contains a number of 
land uses, including residential, light industrial and employment, and parks. Most immediately, the 
triangular-shaped Molson Site is adjacent to the federal Seaforth Armoury and Hoffmeister Building (to 
the south) and the Squamish Reserve (to the east and north). The latter is home to a significant 
residential development known as Se . Across Burrard Street are parks, commercial and residential 
uses, while the Burrard Slopes employment area is located across 1st Avenue to the south (i.e. vehicle 
sales and repair, light manufacturing, creative industries, showrooms, and offices). 

Figure 1. Sub-Regional Context 

RPL 20260702 Item E1
MVRD 20260724 Item G1.1
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Figure 2. Site Context 

 
 
Figure 3. Existing and Proposed Regional Land Use Designations – Industrial to General Urban 

   
 
PROPOSED REGIONAL LAND USE DESIGNATION AMENDMENT 
The City of Vancouver is proposing a Metro 2050 amendment to re-designate the Molson Site from 
Industrial to General Urban to accommodate a mixed-use neighbourhood. Since the subject site is 
within the Urban Containment Boundary, this is a Type 3 amendment as per Metro 2050 policy 6.3.4 (b). 
Type 3 amendments require an affirmative 50% + 1 weighted vote of the MVRD Board at each reading.  
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Table 1. Proposed Amendment 
Address 1550 Burrard Street and 1655 West 1st Avenue 
Site Size 3.1 hectares (7.7 acres) 
Metro 2050 Regional Land Use Designation Industrial (Current) | General Urban (Proposed) 
ODP Designation Industrial and Employment (Current) 

Mixed-Use High-Rise 2 (Proposed) 
Zoning M-2 (Current) | No rezoning proposed
Within the Urban Containment Boundary Yes 
In the Vancouver Sewerage Area Yes 
In an Urban Centre or FTDA Yes 

Guiding Principles and Rezoning Guidelines  
Requests from member jurisdictions to amend Metro 2050 typically occur in the context of an active 
rezoning or adoption of an area plan – both of which usually involve amendments to the overarching 
Official Community Plan (OCP) or Official Development Plan (ODP). In this instance, no site or concept 
plan has been provided. In the absence of this information, the City of Vancouver has provided Guiding 
Principles and Rezoning Guidelines for the Former Molson Brewery Site (“Guiding Principles”), which are 
included in Attachment 1. The Guiding Principles are summarized below: 

Reconciliation: The Reconciliation principle emphasizes that redevelopment should be guided by 
ongoing collaboration with the Musqueam, Squamish, and Tsleil-Waututh Nations, respecting their 
rights, cultures, and self-determination. It recognizes the site’s location on unceded territories of 
cultural significance and calls for integrating Indigenous knowledge, presence, and cultural 
expression into the planning, design, and public realm. 

Land Use: The Land Use principle emphasizes redevelopment of the site as a mixed-use 
neighbourhood that delivers significant new job space alongside a diverse range of housing options. 
It calls for a minimum 1:1 replacement of existing industrial floor space with employment uses that 
are compatible with nearby residential development, while encouraging additional job growth 
through a mix of light industrial, commercial, institutional, and service uses. In parallel, the principle 
supports the provision of a range of housing types, including market, rental, and affordable housing. 

Urban Design: The Urban Design principle emphasizes development that is contextually responsive 
and integrated with the surrounding neighbourhood, with built form that transitions in scale, 
enhances the public realm, and reflects the area’s cultural significance. It supports high-quality 
design that contributes to a cohesive urban form within the Metro Core, while advancing 
regenerative, climate-responsive approaches that reduce emissions, enhance resilience, and 
incorporate nature-based systems. 

Transportation and Connectivity: The Transportation and Connectivity principle emphasizes 
creating a highly accessible, transit-oriented, and car-lite community that prioritizes walking, cycling, 
rolling, and transit use. It supports integrating the site into the broader transportation network 
through improved active transportation connections, enhanced transit access, and coordinated 
planning with adjacent developments, while ensuring accessibility for people of all ages and abilities. 
The principle also highlights opportunities to collaborate with partners to strengthen transit service 
and connectivity, supporting reduced car dependency. 

RPL 20260702 Item E1
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Public Benefits and Public Spaces: The Public Benefits and Public Spaces principle emphasizes 
creating a complete, livable, and inclusive community supported by a range of amenities, services, 
and infrastructure to meet the needs of a growing and diverse population. It highlights the 
importance of delivering well-designed public spaces as a central organizing element of the site, 
including parks, plazas, and gathering areas that are connected to the broader public realm.  

Implementation and Delivery: The Implementation and Delivery principle emphasizes a coordinated 
and phased approach to redevelopment to ensure that job space, housing, infrastructure, and 
amenities are delivered in a timely manner to support growth. It highlights the role of the rezoning 
process in establishing a phasing and implementation plan to help ensure the timely delivery of 
agreed-upon public benefits. 

The Guiding Principles are the basis of Metro Vancouver’s staff assessment of the proposed 
amendment. An overarching theme of the staff assessment is that the Guiding Principles, if effectuated 
through the rezoning process, would result in a development generally consistent with Metro 2050. 
However, given the Guiding Principles’ lack of policy or bylaw status, responsibility for incorporating and 
implementing the Guiding Principles in the development plan rests with the City of Vancouver through 
its rezoning and approval processes.  

It is worth noting that, once a site is re-designated to a new Regional Land Use Designation, any 
development consistent with the new designation may theoretically occur, even if it diverges from the 
original site or area plan considered by the MVRD Board. This represents a risk for any Metro 2050 
amendment, although it can be mitigated to some extent if detailed planning and consultation has 
occurred. In this way, the proposal for the Molson Site is not significantly different from other area plan-
based Regional Growth Strategy amendments that request changes to Regional Land Use Designations 
without detailed development plans.  

REGIONAL PLANNING ANALYSIS 
The City of Vancouver’s proposed Metro 2050 amendment has been assessed in relation to the 
applicable Metro 2050 goals and policies. The intent of the assessment is to identify any potential 
regional planning implications and the regional significance of the proposed land use changes with 
respect to Metro 2050, not to duplicate the municipal planning process.  

Municipal Benefits 
The redevelopment of the Molson site would provide the City and the region with long-term benefits 
and support the critical need for more housing (including rental and affordable options), as well as 
employment space and jobs. The City’s application highlights how the site is no longer suited to the 
current heavy industrial zoning given the changes to the surrounding area, including a lack of 
connectivity to trucking and rail routes. The City also highlights its diversity of industrial and mixed 
employment areas that each serve distinct needs, and how transitioning this site to mixed use would 
best fit the surrounding neighbourhoods and objectives for the area.   

Alignment with Metro 2050 

Goal 1: Create a Compact Urban Area 
Goal 1 of Metro 2050 includes strategies to concentrate urban development within the Urban 
Containment Boundary and to direct the majority of growth to Urban Centres and transit corridors. 

The subject site is located within both the Urban Containment Boundary and the Vancouver Sewerage 
Area. It is also located within the Metropolitan Core, one of the major Urban Centres for the region. 

RPL 20260702 Item E1
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Although the proposal does not detail a specific number of dwelling units or amount of job space, any 
residential or employment development within the Metropolitan Core advances the achievement of 
dwelling unit and employment growth targets set out in Table 2 of Metro 2050. Additionally, the 
proposal emphasizes the provision of a connected and complete community with a range of services 
and amenities in alignment with Strategy 1.3.  

Goal 2: Support a Sustainable Economy  
Goal 2 of Metro 2050 includes strategies to promote land development patterns that support a diverse 
regional economy.  

The proposal for employment uses in this location contributes to the aims of Strategy 2.1, to support 
employment opportunities close to where people live. The proposal highlights how the City of 
Vancouver would seek to secure a minimum 1:1 replacement of existing job space on the (283,000 sf) 
through a rezoning process, and strongly encourages net new job space, suggesting a range of options 
including light industrial, office, retail, and institutional. From a regional perspective, a focus on the 
reprovision of light industrial job space is recommended to help mitigate the impacts of loss of industrial 
land on the region’s economy. 

However, the proposed amendment would result in the loss of 7.7 acres of regionally-designated 
Industrial lands, which does not align with Strategy 2.2 that seeks to protect the region’s limited supply 
of Industrial lands. As a large industrial site, the location presents a strong opportunity for industrial 
intensification, as encouraged by Metro 2050 Policy 2.2.9(c)(iv). While heavy industrial uses may no 
longer be appropriate in view of the site's proximity to high-density residential uses, the development of 
intensified light industrial activities could be brought forward under the existing Industrial land use 
designation. 

Goal 3: Protect the Environment, Address Climate Change, and Respond to Natural Hazards 
Goal 3 of Metro 2050 includes strategies to protect, enhance, restore, and connect ecosystems while 
advancing land uses that reduce greenhouse gas emissions and improve resilience to climate change 
impacts. 

As a former industrial site, there are no significant ecosystems on site. The proposal highlights City 
policies that would guide the future development around green building, zero emissions, and 
stormwater management that align with Goal 3.  

Goal 4: Provide Diverse and Affordable Housing Choices 
Goal 4 of Metro 2050 includes strategies that encourage greater supply and diversity of housing to meet 
a variety of needs, expand rental housing supply, and meet the housing needs of lower income 
households.  

The Guiding Principles state that “redevelopment of the site should deliver a variety of new housing 
opportunities which could include strata, purpose-built rental, affordable and social housing to support 
a diversity of household types, incomes, and backgrounds.” It further notes that the affordable housing 
requirements for the Molson Site will follow the City’s requirements outlined in the Rezoning Policy for 
Sustainable Large Developments or applicable policies in place at the time of rezoning. The City’s current 
policy requires a minimum of 30% total residential floor area for affordable housing including 20% social 
housing and 10% secured rental and below-market rental housing. While no specifics are provided 
around the amount of housing, the proposal notes the site could accommodate “thousands” of new 
homes, suggesting the proposed amendment could result in a significant amount of new housing, 
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including rental and affordable options, that would undoubtedly advance Metro 2050 Goal 4, as well as 
the regional target to achieve 15% of newly completed housing near transit as affordable rental housing. 

Goal 5: Support Sustainable Transportation Choices 
Goal 5 of Metro 2050 includes strategies to coordinate land use and transportation to encourage transit, 
multiple-occupancy vehicles, cycling and walking, while supporting the safe and efficient movement of 
vehicles for goods and services. 

The site is strategically located in proximity to Downtown Vancouver and served by the Frequent Transit 
Network. It is about 1.1 km walking distance from the South Granville SkyTrain Station, which is part of 
the Broadway Subway Project that is scheduled to open in 2027. It is well-served by sidewalks and bike 
lanes, including protected bikeways on both Burrard Street and 1st Avenue. The site is located along a 
designated municipal truck route (Burrard Street), which would facilitate goods movement to and from 
the site and support industrial or employment activities.  

The Guiding Principles describe several improvements that ought to be included as part of the 
development. These include prioritizing accessibility, improving existing active transportation 
connections (including to rapid transit stations), minimizing general purpose vehicle parking, and 
coordinating with surrounding land uses. The Guiding Principles also note that transit improvements in 
the area are already planned as a result of the newly-adopted Burrard Peninsula Area Transport Plan 
and the neighbouring Se  development, the latter of which is expected to deliver the proposed 
Burrard Bridge transit hub. 

IMPLICATIONS FOR METRO VANCOUVER UTILITY SERVICES 
Below is a summary of anticipated impacts on Metro Vancouver’s utility services. 

Liquid Waste Services (GVS&DD) 
The proposed development will be serviced by the City of Vancouver’s municipal sewer system, which 
will convey flows to the GVS&DD’s 8th Avenue Interceptor and the Iona Wastewater Treatment Plant. 
During dry weather conditions, the additional flows are expected to have minimal impact on the 
regional sewers. However, depending on the scale and timing of development, wet weather conditions 
could increase both the volume and duration of combined sewer overflows within the Vancouver 
Sewerage Area. 

As such, more detailed utility planning by both the City and GVS&DD will be required to ensure that 
regional systems can accommodate the additional growth. Once more detailed development 
information is available, it should be shared with GVS&DD staff for incorporation into the regional sewer 
model dataset. Metro Vancouver staff recommended that the City of Vancouver continue to reduce wet 
weather flows to the 8th Avenue Interceptor via its sewer separation initiatives. 

Water Services (GVWD) 
The proposed redevelopment would ultimately be supplied by GVWD’s Capilano Mains 4 and 5 and the 
City of Vancouver's municipal distribution system. Without further details to estimate the projected 
water demand for the development, Metro Vancouver staff are unable to comment on the impact on 
GVWD’s transmission system. 

NEXT STEPS 
The City of Vancouver’s application notes that this amendment is being submitted to Metro Vancouver 
concurrently with a referral to a local Public Hearing (i.e. at the time of first reading). Typically, Metro 
2050 amendments are received following municipal third reading. However, Metro Vancouver can 
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receive applications at earlier stages of the municipal process, provided that no changes occur following 
subsequent municipal readings. In this instance, if the Vancouver Official Development Plan amendment 
is changed or refused by City Council at Public Hearing, the City intends to update or withdraw the 
Metro 2050 amendment. 
 
If the Type 3 amendment is initiated by the MVRD Board and the associated bylaw receives an 
affirmative 50% + 1 weighted vote at first, second, and third readings, it will then be referred to all 
affected local governments (including member jurisdictions, TransLink, and adjacent regional districts), 
and local First Nations. It will also be posted on the Metro Vancouver website for a minimum of 45 days 
to provide an opportunity for comment. All comments received will be summarized and included in a 
report advancing the bylaw to the MVRD Board for consideration of final adoption. If advanced by the 
Board it is intended that the amendment would be brought back for consideration at the September 
Board meeting. Given that the consultation period would occur over the summer months, the comment 
period will be extended to mid-September to provide greater opportunity for engagement with member 
jurisdictions and stakeholders. 
 
An updated Regional Context Statement (RCS) that reflects the proposed regional land use designation 
change is required from the City of Vancouver to be considered prior to fourth reading of the 
amendment bylaw. It is expected that the City will submit the updated RCS to Metro Vancouver if the 
MVRD Board chooses to initiate the proposed amendment process for Metro 2050 and gives first, 
second, and third readings to the amendment bylaw. This process is in alignment with Metro 2050 and 
its associated implementation guidelines. 
 
ALTERNATIVES 
1. THAT the MVRD Board: 

a) initiate the Metro 2050 amendment process for the City of Vancouver’s requested regional land 
use designation amendment from Industrial to General Urban for the site located at 1550 
Burrard Street and 1655 West 1st Avenue; 

b) give first, second, and third readings to “Metro Vancouver Regional District Regional Growth 
Strategy Amendment Bylaw No. 1470, 2026”; 

c) notify affected local governments and post the application on the Metro Vancouver website to 
provide an opportunity for comment on the proposed amendment as per Section 6.4.2 of Metro 
2050; and 

d) direct staff to notify local First Nations via referral offices to provide an opportunity for 
comment on the proposed amendment. 

 
2. THAT the MVRD Board decline the proposed amendment for the site located at 1550 Burrard Street 

and 1655 West 1st Avenue and notify the City of Vancouver of the decision. 
 
FINANCIAL IMPLICATIONS 
If the MVRD Board chooses Alternative 1, there are no financial implications for Metro Vancouver. If the 
MVRD Board chooses Alternative 2, a dispute resolution process may take place as prescribed by the  
Local Government Act. The cost of a dispute resolution process is prescribed based on the proportion of  
assessed land values. Metro Vancouver would be responsible for most of those associated costs. 
 
OTHER IMPLICATIONS 
An information report on the amendment application was provided to the Regional Planning Advisory 
Committee (RPAC) for discussion on June 19, 2026. Staff from the City of Vancouver and Metro 
Vancouver presented the proposed amendment and were available to answer questions from 
committee members.  
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Questions and comments from RPAC members addressed: 
How on- or off-site replacement of existing industrial capacity is considered as part of Metro
Vancouver’s assessment; and
The City of Vancouver’s approach to reconciliation.

As part of the standard Regional Growth Strategy amendment process under Metro 2050, the 
application will be circulated to First Nations referral offices for review and comment. Any feedback 
received from First Nations will be documented and reported back to the Board as part of the final 
consideration of the bylaw. 

CONCLUSION 
The City of Vancouver has requested a Type 3 amendment to Metro 2050 to change the regional land 
use designation of the Molson site from Industrial to General Urban to accommodate a mixed-use 
neighbourhood. The subject site is within the Urban Containment Boundary and Vancouver Sewerage 
Area. Regional Planning analysis concludes that the proposed amendment is supportable, however, it 
does involve the trade-off of regionally limited Industrial designated lands in exchange for a mix of 
residential and employment uses that meet other important regional needs. Staff recommend 
Alternative 1, to initiate the amendment process. 

ATTACHMENTS 
City of Vancouver Regional Growth Strategy Amendment Application for the Former 

Molson Brewery Site (1550 Burrard Street and 1655 West 1st Avenue), dated June 3, 2026.
Metro Vancouver Regional District Regional Growth Strategy Amendment Bylaw No. 1470, 2026.
Presentation re: Metro 2050 Type 3 Proposed Regional Land Use Amendment.

84735235 
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Document Number: 2826594 

 
 
_________ 
A/Director 

 
 
_________ 
A/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: Daniella Fergusson, Manager, City Design and Planning 
 
Subject: METRO 2050 TYPE 3 PROPOSED AMENDMENT – CITY OF SURREY 

(105 - 175A STREET) 
 
Date: September 2, 2026 File No:  01-0400-60-0006/2026 
 
 

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

PURSUANT to the report of the Manager, City Design and Planning, dated 
September 2, 2026, entitled “Metro 2050 Type 3 Proposed Amendment – City of 
Surrey (105 - 175A Street)”: 
 
THAT staff be directed to respond to Metro Vancouver’s correspondence to 
Council, dated July 2, 2026, entitled “Metro 2050 Type 3 Proposed Amendment, 
Bylaw No. 1463, 2026 City of Surrey (105 - 175A Street)”, outlining indirect 
impacts to the City of North Vancouver, as outlined in the “Proposed Response”; 
 
AND THAT a copy of the correspondence to Metro Vancouver be distributed to 
Council. 

 
ATTACHMENTS 
 
1. Letter from Metro Vancouver to Council entitled “Metro 2050 Type 3 Proposed 

Amendment, Bylaw No. 1463, 2026 City of Surrey (105 - 175A Street)” dated July 2, 
2026 (CityDocs 2829291) 

2. City of Surrey 105 - 175A Street – Existing Site Aerial Photo (CityDocs 2845055) 
3. Report from Metro Vancouver staff to Metro Vancouver Regional Planning 

Committee titled “Metro 2050 Type 3 Proposed Amendment, Bylaw No. 1463, 2026 
– City of Surrey (105 - 175A Street)” (CityDocs 2832857) 
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SUMMARY 
 
The City of Surrey has requested an amendment to Metro 2050, Metro Vancouver’s 
Regional Growth Strategy, to redesignate a property from “Employment” to “General 
Urban” to accommodate the development of 20 residential homes in South Surrey.  
 
Metro Vancouver has reviewed this request and has written directly to Councils of 
member municipalities to seek further feedback for the Metro Vancouver Regional 
District (MVRD) Board’s consideration at fourth and final reading. Since Metro 
Vancouver’s correspondence was directed to Council, this report seeks Council’s 
direction to respond to Metro Vancouver. 
 
Staff have assessed the proposed amendment along with Metro Vancouver’s analysis 
and do not have any objections. 
 
BACKGROUND 
 
Metro 2050 is an integrated land use and transportation plan that provides a vision and 
supporting strategies for managing population and job growth in the region to the year 
2050. Member municipalities may request amendments to Metro 2050 from time to time 
– often in response to municipal policy changes or development proposals. 
 
On April 2, 2026, Metro Vancouver received a request from the City of Surrey to amend 
Metro 2050 to change the regional land use designation of a property in South Surrey 
from “Employment” to “General Urban” to accommodate the development of 20 single-
detached homes. 
 
Recognizing that Metro 2050 may need to be changed from time to time, the plan 
contains a defined procedure for the consideration of amendments. Three types of 
amendments to Metro 2050 are possible, each with differing approval thresholds 
depending on the level of regional significance the change would have. The proposed 
amendment from the City of Surrey is classified as a Type 3 Amendment. A Type 3 
Amendment has the lowest voting threshold out of the three types of amendments, 
requiring an affirmative majority (50% +1) weighted vote of the MVRD Board.  
 
At the June 26, 2026 regular meeting, the MVRD Board initiated the Metro 2050 
amendment process and gave first, second, and third readings to the associated 
amending bylaw. In accordance with Section 6.4.2 of Metro 2050, local governments 
were subsequently notified of the proposed amendment and provided an opportunity to 
comment. Municipalities have until September 16, 2026 to provide comment, which will 
be considered by the MVRD at the fourth reading. 
 
DISCUSSION 
 
The subject property, as shown in Attachment 2, is a 1.1-hectare site located at 105 -
175A Street, approximately 190 metres north of the United States border in the Douglas 
neighbourhood of South Surrey. The site is vacant and bounded by residential uses on 
three sides, including single-detached homes to the west, townhouses to the north, and 
an RV park to the south. Commercial uses border the final side to the east.  
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Metro Vancouver staff have conducted an assessment of the proposal (Attachment 3) 
and determined that the redesignation of 105 - 175A Street from “Employment” to 
“General Urban” does not conflict with the intent of Metro 2050 goals and strategies. 
Their analysis notes that the subject site:  
 

• is located within the Urban Containment Boundary; 
• has been vacant for several years, indicating a lack of market demand for 

employment space in this location;  
• is directly adjacent to residential uses; and  
• is not contiguous with other employment or industrial lands.  

 
City of North Vancouver staff have reviewed the proposed amendment and generally 
agree with the assessment undertaken by Metro Vancouver. 
 
IMPLICATIONS 
 
The proposed amendment is deemed to be minor in scale and limited to a single site 
within the Urban Containment Boundary. The proposed development is also within the 
Fraser Sewerage area and will have minimal impacts on the region’s utility systems.  
 
Given the scale, location, and nature of the proposal, no meaningful implications are 
anticipated for the City of North Vancouver. Metro Vancouver staff have also reviewed 
the application against Metro 2050 and have determined that the proposed amendment 
would not conflict with the achievement of Metro 2050 goals.  
 
PROPOSED RESPONSE 
 
If directed by Council, staff will respond to Metro Vancouver staff with the following: 
 

The City of North Vancouver supports Metro 2050’s goals to develop our region 
in a socially, economically, and environmentally healthy way that makes efficient 
use of public facilities and services, land, and other resources. The City 
recognizes that Metro Vancouver staff have evaluated the proposal against the 
goals, strategies, and policies set out in Metro 2050 and have determined it to be 
consistent. The City has reviewed Metro Vancouver’s evaluation and has no 
objections to the recommendation provided by Metro Vancouver staff for the 
proposal from the City of Surrey (105 - 175A Street). 

 
 
RESPECTFULLY SUBMITTED: 

 Daniella Fergusson 
Manager, City Design and Planning 
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Office of the Chair 
Tel. 604-432-6215 or via Email 

CAOAdministration@metrovancouver.org 

July 2, 2026 

File:  CR-12-01 
Ref:  RD 2026 06 26 

Mayor Linda Buchanan and Council 
City of North Vancouver 
141 West 14th Street 
North Vancouver, BC   V7M 1H9  
VIA EMAIL:  citycouncil@cnv.org  

Dear Mayor Linda Buchanan and Council: 

Re: Metro 2050 Type 3 Proposed Amendment, Bylaw No. 1463, 2026 City of Surrey 
(105 – 175A Street) 

At its June 26, 2026 regular meeting, the Metro Vancouver Regional District Board of Directors (MVRD 
Board) granted initial readings to Regional Growth Strategy Amendment Bylaw No. 1463, 2026 and 
initiated a comment period on the proposed amendment.  

With this notification, Metro Vancouver invites your written comments on the proposed amendment by 
September 16, 2026. Correspondence received during this notification process will be conveyed to the 
MVRD Board for its consideration at fourth and final reading. The proposed amendment requires an 
affirmative majority (50% + 1) weighted vote of the MVRD Board to be adopted.  

The proposed amendment was requested by the City of Surrey and seeks to change the regional land 
use designation of the property located at 105 - 175A Street from Employment to General Urban to 
accommodate 20 single-detached homes. The proposed development is minor and involves a single 
parcel that is already within both the Urban Containment Boundary and Fraser Sewerage Area. Regional 
Planning analysis concluded that the proposed amendment would have negligible impact and would not 
conflict with the intent of Metro 2050 goals and objectives.  

The full text of the MVRD Board’s June 26, 2026 resolution, along with other pertinent details about the 
proposed Metro 2050 amendment, are contained in the enclosed MVRD Board report, titled “Metro 
2050 Type 3 Proposed Amendment, Bylaw No. 1463, 2026 City of Surrey (105 – 175A Street).” The 
report also includes Regional Planning’s evaluation of the application. 

Atthacment 1
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If you have any questions about the proposed amendment, please contact Jonathan Cote, Deputy 
General Manager, Regional Planning and Housing Development, by email at 
jonathan.cote@metrovancouver.org. 
 
Yours sincerely, 
 
 
 
 
 
Mike Hurley 
Board Chair 
 
MH/JC/ms 

 
cc: Leanne McCarthy, Chief Administrative Officer, City of North Vancouver 
 Amelia Cifarelli, Corporate Officer, City of North Vancouver 
 Jerry W. Dobrovolny, Commissioner/Chief Administrative Officer, Metro Vancouver 
 Heather McNell, Deputy Chief Administrative Officer, Policy and Planning, Metro Vancouver 
 
Encl: MVRD Board report dated May 11, 2026, titled “Metro 2050 Type 3 Proposed Amendment, 

Bylaw No. 1463, 2026 City of Surrey (105 – 175A Street)” (pg. 466) 
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To: Regional Planning Committee

From: Mark Seinen, Senior Planner, Regional Planning and Housing Services

Date: May 11, 2026 Meeting Date: June 11, 2026

Subject: Metro 2050 Type 3 Proposed Amendment, Bylaw No. 1463, 2026 – City of Surrey 
(105 - 175A Street)  

RECOMMENDATION
THAT the MVRD Board: 

initiate the Metro 2050 amendment process for the City of Surrey’s requested regional land use
designation amendment from Employment to General Urban for the property located at 105 - 175A
Street;
give first, second, and third readings to “

”;
notify affected local governments and post the application on the Metro Vancouver website to
provide an opportunity for comment on the proposed amendment as per Section 6.4.2 of Metro
2050; and
direct staff to notify local First Nations via referral offices to provide an opportunity for comment on
the proposed amendment.

EXECUTIVE SUMMARY
The City of Surrey is requesting a Type 3 amendment to Metro 2050 to change the regional land use 
designation of the property located at 105-175A Street from Employment to General Urban to 
accommodate 20 single-detached homes in the Douglas neighbourhood of South Surrey. 

The proposed development involves a single parcel that is already within both the Urban Containment 
Boundary and Fraser Sewerage Area. The site is surrounded by established residential uses on three 
sides, including single-detached housing, townhouses, and an RV park, with commercial uses located to 
the east across 175A Street. The proposed amendment would not result in region-wide planning 
implications, and would have no meaningful impact on advancing the regional goals included in Metro 
2050. The proposed Type 3 amendment is supportable as a small, localized adjustment within the 
existing urban area that is not inconsistent with Metro 2050’s goals and strategies.

PURPOSE
This report provides the Regional Planning Committee and the MVRD Board with the opportunity to 
consider the City of Surrey’s request to amend Metro 2050. 

BACKGROUND
On February 23, 2026, Surrey City Council passed a resolution requesting that the MVRD Board consider 
a Type 3 Amendment to Metro 2050. On April 2, 2026, Metro Vancouver received the City of Surrey’s 
request to consider the proposed amendment for the property at 105-175A Street (Attachment 1). 
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PROPOSED REGIONAL LAND USE DESIGNATION AMENDMENT 
The City of Surrey is proposing a Metro 2050 amendment to re-designate the property at 105-175A 
Street from Employment to General Urban to accommodate 20 single-detached homes. Since the 
property is within the Urban Containment Boundary, this is a Type 3 amendment as per Metro 2050 
policy 6.3.4 (b). Type 3 amendments require an affirmative 50% + 1 weighted vote of the MVRD Board at 
each reading.  
 
Table 1. Proposed Amendment 

Address 105 - 175A Street 
Site Size  1.1 hectares (2.7 acres) 
Metro 2050 Regional Land Use Designation Employment (Current) | General Urban (Proposed) 
OCP Designation Mixed Employment (Current) | Urban (Proposed) 
Zoning  Business Park 3 (Current) | Small Lot Residential (Proposed) 
Within the Urban Containment Boundary Yes 
In the Fraser Sewerage Area Yes 
In the Agricultural Land Reserve  No 
In an Urban Centre or FTDA No 

 
Site Context 
The property at 105 - 175A Street is approximately 190 metres north of the United States border in the 
Douglas neighbourhood of South Surrey. It is bounded on three sides by residential uses, including 
single-detached homes to the west, townhouses to the north (under construction), and an RV park to 
the south (designated Employment). To the east, across 175A Street, are commercial uses – notably, the 
West Coast Tax & Duty Free.  
 
Figure 1. Site Context 
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Figure 2. Site Context 

Figure 3. Existing and Proposed Regional Land Use Designations – Employment to General Urban 

REGIONAL PLANNING ANALYSIS 
The proposed amendment is minor in scale and relates to a single small site within an established urban 
area. Typically, amendments to Metro 2050 are reviewed against the full range of goals and strategies 
contained in the Regional Growth Strategy. However, given the limited scope of this application, its 
localized nature, and the absence of broader regional implications, a comprehensive assessment against 
all Metro 2050 strategies would not be relevant or appropriate in this context. The analysis below 
focuses on the areas of Metro 2050 that are most relevant to the proposed amendment. 
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Goal 2: Support a Sustainable Regional Economy  
Goal 2 of Metro 2050 includes strategies to promote land development patterns that support a diverse 
regional economy. This includes protecting and enhancing the region’s supply of industrial and 
agricultural lands while supporting employment opportunities close to where people live.  
The proposed amendment would result in the loss of a small area of Metro 2050-designated 
Employment lands. The subject site has been vacant for several years, indicating a lack of market 
demand for employment space in this location. Together with one adjacent site, the subject site forms 
part of a 3.7 ha area of Employment lands. The area is directly adjacent to residential uses and is not 
contiguous with other Employment or Industrial lands. Redesignation of the subject site could set a 
precedent for other Employment or Industrial lands in the vicinity, but the impact is likely to be limited 
to the adjacent site, which is also not in use for employment purposes. Overall, given the small land area 
in question and lack of employment activity, the amendment would have negligible impact to Metro 
2050 Goal 2.  
 
Goal 4: Provide Diverse and Affordable Housing Choices 
Goal 4 of Metro 2050 includes strategies that encourage greater supply and diversity of housing to meet 
a variety of needs. The proposed amendment would facilitate the subdivision of a vacant parcel into 20 
lots and rezoning to Small Lot Residential Zone (R4). While this zoning supports up to four dwelling units 
per lot, the developer's current intention is to develop a detached house with a secondary suite on each 
lot. As proposed, the development would add a modest number of housing units, which are likely to be 
larger units appropriate for families. The proposed development includes secondary suites, which may 
contribute to the secondary rental market, a form of housing tenure that is needed within the region. 
Overall, the proposed RGS amendment would have a negligible impact on Metro 2050 Goal 4. 
 
IMPLICATIONS FOR METRO VANCOUVER UTILITY SERVICES 
Below is a summary of anticipated impacts on Metro Vancouver’s utility services.  
 
Liquid Waste Services (GVS&DD) 
The proposed development is approximately 15 km from the nearest Metro Vancouver sanitary sewer 
facility, the Rosemary Heights pressure sewer. The projected sanitary flows from the 20 proposed 
homes are estimated to be in the range of 1.0–1.25 L/s under wet weather flow conditions. Given the 
small scale of the development, the incremental increase in sanitary flows is expected to have a 
negligible impact on the regional sewer system. 
 
Water Services (GVWD) 
The proposed development would ultimately be supplied by the GVWD’s Grandview Reservoir via the 
City of Surrey’s Grandview Pump Station and municipal distribution system. The proposed land uses are 
expected to have negligible hydraulic impacts on GVWD’s transmission system. 
 
NEXT STEPS 
If the Type 3 amendment is initiated and the associated bylaw receives an affirmative 50% + 1 weighted 
vote of the MVRD Board at first, second, and third readings, it will then be referred to all affected local 
governments (including member jurisdictions, TransLink, and adjacent regional districts), and local First 
Nations. It will also be posted on the Metro Vancouver website for a minimum of 45 days to provide an 
opportunity for comment. All comments received will be summarized and included in a report advancing 
the bylaw to the MVRD Board for consideration of final adoption. 
 
Staff will note in the correspondence the negligible impact of the proposed amendment on the Regional 
Growth Strategy’s goals and policies.  
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An updated Regional Context Statement (RCS) that reflects the proposed regional land use designation 
change is required from the City of Surrey to be considered concurrently with fourth reading of the 
amendment bylaw. It is expected that the City will submit the updated RCS to Metro Vancouver if the 
MVRD Board chooses to initiate the proposed amendment process for Metro 2050 and gives first, 
second, and third readings to the amendment bylaw. This process is in alignment with Metro 2050 and 
its associated implementation guidelines. 

ALTERNATIVES 
THAT the MVRD Board:

initiate the Metro 2050 amendment process for the City of Surrey’s requested regional land use
designation amendment from Employment to General Urban for the property located at 105 
-175A Street;
give first, second, and third readings to “

”;
notify affected local governments and post the application on the Metro Vancouver website to
provide an opportunity for comment on the proposed amendment as per Section 6.4.2 of Metro
2050; and
direct staff to notify local First Nations via referral offices to provide an opportunity for
comment on the proposed amendment.

THAT the MVRD Board decline the proposed amendment for the property located at 105 - 175A
Street and notify the City of Surrey of the decision.

FINANCIAL IMPLICATIONS 
If the MVRD Board chooses Alternative 1, there are no financial implications for Metro Vancouver. If the 
MVRD Board chooses Alternative 2, a dispute resolution process may take place as prescribed by the 
Local Government Act. The cost of a dispute resolution process is prescribed based on the proportion of 
assessed land values. Metro Vancouver would be responsible for most of those associated costs. 

OTHER IMPLICATIONS 
An information report on the amendment application was provided to the Regional Planning Advisory 
Committee (RPAC) for information and discussion on May 15, 2026. Staff from the City of Surrey and 
Metro Vancouver presented the proposed amendment and were available to answer questions from 
committee members. No concerns were identified by RPAC members.  

OPPORTUNTIES FOR PROCESS IMPROVEMENT 
The proposed amendment represents a minor, site-specific application with limited regional 
implications, involving a single parcel within the Urban Containment Boundary and resulting in negligible 
impacts on regional systems and Metro 2050 objectives. 

This application is being processed in accordance with the existing Metro 2050 amendment framework. 
However, as identified in the April 2026 Board report, there is direction to pursue process 
improvements to streamline amendment procedures and reduce timelines, particularly for 
straightforward applications. In this context, the application serves as a clear example of a minor 
amendment where a more proportionate and efficient review process could be applied in the future, 
supporting ongoing work to improve timelines while maintaining appropriate regional oversight. 
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Metro 2050 Type 3 Proposed Amendment – City of Surrey (105 - 175A Street)  
Regional Planning Committee Regular Meeting Date: June 11, 2026 

Page 6 of 6 

CONCLUSION 
The City of Surrey has requested a Type 3 amendment to Metro 2050 to change the regional land use 
designation of the property located at 105 - 175A Street from Employment to General Urban to 
accommodate 20 single-detached homes. The proposed development involves a single parcel that is 
already within both the Urban Containment Boundary and Fraser Sewerage Area. Regional Planning 
analysis concludes that the proposed amendment would not conflict with the achievement of Metro 
2050 goals. Staff recommend Alternative 1, to initiate the amendment process. 

ATTACHMENTS 
1. City of Surrey Regional Growth Strategy Amendment Application, dated April 2, 2026.
2. Metro Vancouver Regional District Regional Growth Strategy Amendment Bylaw No. 1463, 2026.
3. Presentation re: Metro 2050 Type 3 Proposed Regional Land Use Amendment.

84591182
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Parade Route & Banner Area
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Banner Design
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Featured Veterans & Service Support (Example)

Cpl. Donald Hastings
Canadian Army
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Lance Cpl. Reginald Dominic
Royal Canadian Army Service Corps

Featured Veterans & Service Support (Example)
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Flying Officer Arthur Hinchliffe
Royal Canadian Air Force

Featured Veterans & Service Support (Example)
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S.S. Westend Park

Featured Veterans & Service Support (Example)
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Document Number: 2845665 

 
 
_________
Director 

 
 
_________
General 
Manager 

 
 
_________ 
CAO 

 
The Corporation of THE CITY OF NORTH VANCOUVER 

INFRASTRUCTURE, TRANSPORTATION & PARKS DEPARTMENT 
 

REPORT 

 
To: Mayor Linda Buchanan and Members of Council 
 
From: Douglas Adams, Project Manager, Public Realm Infrastructure 
 Chandra Lesmeister, Section Manager, Parks Planning and Design 
 
Subject: REMEMBRANCE DAY PARADE BANNERS AND CENOTAPH 

REDEDICATION 
 
Date: September 2, 2026 File No:  13-6750-20-0010/1 
 
 
RECOMMENDATION 
 

PURSUANT to the report of the Project Manager, Public Realm Infrastructure, 
and the Section Manager, Parks Planning and Design, dated September 2, 2026, 
entitled “Remembrance Day Parade Banners and Cenotaph Rededication”: 
 
THAT the North Shore Veterans’ Council of Canada (NSVCC) initiative to add an 
inscription to the Victoria Park Cenotaph for the “Gulf War 1990-1991” be 
endorsed. 

 
ATTACHMENTS  
 
1. Council Motion – Veteran Street Banner Program (CityDocs 2755161) 

SUMMARY 
 
The City is currently working in collaboration with the North Shore Veterans’ Council of 
Canada (NSVCC) on two initiatives in advance of the City’s remembrance day event. 
The first, as directed by Council motion in late 2025, is the installation of banners 
honouring local veterans who served in the Canadian Armed Forces, to be displayed 
along the Lonsdale portion of the parade route. Each banner will feature a photo, name, 
and rank of a local veteran. The banners will be displayed from mid-October to late 
November, providing a meaningful tribute to local veterans and their service. 
The second initiative involves rededication of the cenotaph to include the Gulf War. 
NSVCC has received conditional approval from Veterans Affairs Canada for their 
funding application to rededicate the Victoria Park Cenotaph and add an inscription for 
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Page 2 of 5 

the “Gulf War 1990-1991”.  For NSVCC to proceed with the inscription, Veterans Affairs 
Canada requires Council’s support. 
 
BACKGROUND 
 
Banner Program 
 
On December 8, 2025, Council resolved that staff allocate a portion of the 2026 budget 
“to implement a North Vancouver veteran street banner program along the 
Remembrance Day parade route” in Central Lonsdale and that staff report back to 
Council regarding implementation. 
 
Victoria Park Cenotaph  
 
The Cenotaph was originally constructed in 1923 to honour the citizens of the City and 
District of North Vancouver who gave their lives in the First World War.  
 
Over the years, the Cenotaph has been rededicated to commemorate those who lost 
their lives in the Boer War, Second World War, Korean War, and various peacekeeping 
missions around the world. Inscriptions were added, and the Cenotaph was most 
recently rededicated in May 2013 to include “Afghanistan 2001–2011 Peacekeeping.” 
 
The Cenotaph is listed in the City Heritage Register (2013) for sites and structures.  
 
DISCUSSION 
 
Parade Route and Banners 
 
City staff have been working with NSVCC to install banners along the Lonsdale Avenue 
portion of the Remembrance Day Parade route to honour and remember local veterans 
who served with the Canadian Armed Forces. From mid-October to late November, 48 
banners will be displayed on street light poles on Lonsdale Avenue between W. 15th 
Street (Veterans Way) and Victoria Park. Each banner will feature a photo of a local 
veteran along with their name and rank, commemorating their service and sacrifice with 
the community.  
 
The banner design and outreach process has been led by NSVCC with staff support to 
bring this meaningful tribute for Remembrance Day.  
 
The 2026 Remembrance Day Parade will follow the route used in past years which 
includes travel east from Lt. Col. J.P. Fell Armoury along W 15th Street, then turn south 
to continue on Lonsdale Avenue before reaching the North Vancouver Cenotaph in 
Victoria Park. The parade map and area in which the banners will be installed are 
shown in the map below. 
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Remembrance Day banner standards are developed by the Royal Canadian Legion and 
veterans’ councils. An example is shown below, featuring Corporal Donald Perkins 
Hastings who served with the Canadian Army in Korea.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Page 145

-, 
I I 

I 

, .s, 
I 

~ 

W 16th SI 

' 
., 

Lt. Col. J.P. Fell Armoury > 
< < --.. C c:o.., 

.2 
~ .. 

W15th St :; 

- • > 
W 14th SI < 

II 
> :sz 
< 

j .. 
1. 
u 

WI( Rd W1JlhSI 

"" ~~ .s-, 
• 

W61h St <r - - ~ "" """« ~-90' 

... ""$; ~-St / , , , j ""(;; ~.s, 

Remembrance Day Parade Route ""(;; 
~St 

Veteran Banner Area 
""$; ~.s-, II 

Cpl. Dono!d Perkins H.1111,Ungs 

LEST WE FORGET 

North Shore Veterans 
Council Canada 

W 12th S1 

~.,,~ 
.s-, 



REPORT: Remembrance Day Parade Banners and Cenotaph Rededication 
Date: September 2, 2026 
 

Page 4 of 5 

Cenotaph Rededication and Inscription 
 
NSVCC has received conditional support from Veterans Affairs Canada for their 
application to fund the rededication and inscription of the Cenotaph for the “Gulf War 
1990-1991”.  This year marks 35 years since the end of the Gulf War in the Persian Gulf 
region, where more than 4,000 Canadians (including veterans from the North Shore) 
served as part of a coalition of countries. 
 
For NSVCC to proceed with the inscription and receive funding for the work, Veterans 
Affairs Canada requires that NSVCC obtain Council’s support and endorsement. Upon 
receiving Council’s support for the initiative, NSVCC will co-ordinate and complete the 
inscription before the Remembrance Day ceremony this year. 
 

 
 

Cenotaph inscription completed in 2013 to include “Afghanistan 2001-2011 Peacekeeping”. 
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FINANCIAL IMPLICATIONS 
 
Banner costs have been incorporated into the 2026 Lonsdale Great Street (LGS) 
implementation actions. The budget allocates $62,500 toward this project, with the 
majority of the costs associated with purchasing and installing upgraded hardware, 
which may also be used for other banners in the future, subject to approval within the 
annual financial plan. Projected costs are listed in the table below. 
 

Item Projected Cost
Banner design and printing $3,300
Installation of banners and 
upgraded hardware 

$35,100 

Banner removal  $5,200
 
There are no financial implications for the City associated with the Cenotaph 
rededication and inscription. 
 
INTER-DEPARTMENTAL IMPLICATIONS 
 
Parade Banners is being coordinated with the early actions of the LGS Project involving 
staff from Finance & Economic Development; Planning and Development; 
Communications and Engagement; and with Infrastructure, Transportation & Parks 
supporting the 2026 implementation of the parade banners. 
 
STRATEGIC PLAN, OCP, OR POLICY IMPLICATIONS 
 
LGS is an initiative in Council’s Strategic Plan under the priority “A Vibrant City”, which 
states “Reimagine, revitalize and repurpose Central Lonsdale Avenue as a ‘great street’ 
to support commercial activity, enhance aesthetics, walkability, vibrancy and history.” 
LGS is also supported by policy contained within the Official Community Plan and 
Economic Strategy. 
 
The rededication of the Cenotaph supports Council’s Strategic Plan priorities to be a 
“City for People” that is welcoming, inclusive, safe, and accessible and supports the 
health and well-being of all, as well as a “Vibrant City” that has dynamic spaces and 
places that provide for connection and celebration of residents’ culture and history. 
 
  
RESPECTFULLY SUBMITTED: 

 
  

Douglas E. Adams, AICP 
Project Manager, Public Realm Infrastructure 

RESPECTFULLY SUBMITTED: 

 
  

Chandra Lesmeister, BCSLA 
Section Manager, Parks Planning and Design  
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MINUTES OF THE REGULAR MEETING OF COUNCIL HELD IN THE COUNCIL CHAMBER 
AND ELECTRONICALLY (HYBRID) FROM CITY HALL, 141 WEST 14TH STREET, NORTH 
VANCOUVER, BC, ON MONDAY, DECEMBER 8, 2025 

NOTICE OF MOTION 

15. Veteran Street Banner Program – File: 01-0330-20-0011/1

Submitted by Mayor Buchanan and Councillor McIlroy

Moved by Mayor Buchanan, seconded by Councillor McIlroy 

WHEREAS communities across Canada have implemented memorial street banner 
programs with photos of local area veterans in recognition of their service; 

WHEREAS veteran street banner programs are typically implemented by local 
governments in partnership with non-profit organizations such as the Legion, and 
funded through donations, grants, sponsorships and participation fees; 

WHEREAS recognition of local veterans pays tribute to the men and women who 
committed to serving their country, fostering a shared sense of respect and gratitude 
that unites people from different backgrounds and provides firsthand stories that bring 
history to life and educates the younger generation about the realities of military service 
and the importance of peace; 

THEREFORE BE IT RESOLVED that staff allocate a portion of the 2026 Public Realm 
budget to implement a North Vancouver veteran street banner program along the 
Remembrance Day parade route; 

AND THAT staff review the memorial street banner programs of other local 
governments and report back to Council with a proposal for implementation. 

CARRIED UNANIMOUSLY 
R2025-12-08/15 

Atthacment 1
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MINUTES OF THE SPECIAL MEETING OF COUNCIL HELD IN THE COUNCIL CHAMBER 
AND ELECTRONICALLY (HYBRID) FROM CITY HALL, 141 WEST 14TH STREET, NORTH 
VANCOUVER, BC, ON MONDAY, 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 
 
Moved by Councillor McIlroy, seconded by Councillor Back 
 

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. 

CARRIED UNANIMOUSLY 
S2026-07-27/2 

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

West 15th Street, CD-773) 
 
Moved by Councillor Back, seconded by Councillor McIlroy 
 

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

CARRIED UNANIMOUSLY 
S2026-07-27/3 
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_________ 

 
 
_________ 

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

 

Local Government Act, Section 464(2)

Local Government Act;  
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Table 2. Surrounding Uses 
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Table 3. Policy Alignment 
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A Prosperous City 

A Resilient City 
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Table 4. Proposed Vehicle and Bicycle Parking 
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Table 5. ADP comments and staff responses 
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Local Government Act
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Attendee Repon 

Repon 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 User Name (Original Name) 

Attendee Details 

Attended 

Yes 

Yes 

User Name (Original Name) 

Actual Stan Time 

01/20/2026 05:35:01 PM 

Email 

Email 

POTTINGER BIRD 
COMMUNITY RELATIONS 

Actual Duration (minutes) Unique Viewers Total Users 

Join Time 

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

01/20/2026 06:00:14 PM 

54 2 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, N.orth Vancouver 
Cascacfia Green Development has $.IWOOi.tle~ M iWP!iraUi:>n to rezone the property at 835-845 W 15th 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 

wn,11 s, --- -SITE ... .. • .. " .. . .. -

TO LEARN MORE & TO PROVIDE INPUT 

COMMENT ONLINE BY: 

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

VIRTUAL DEVELOPER'S INFORMATION SESSION: 
DATE: Janua,y 20, 2026 
START TIME 6:00pm 
REGISTER: https://us02web.zoom.us/Webinar/register/WN bvA Vz3QvymWYadrHwylA 

APPLICANT CITY OF NORTH VANCOUVER 

Jaraad Marani 
Cascad'ia Green Development 
jaraad@cascacfiagreendev.com 
778-990-1452 

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

• • .. 
• 

ti 

2153598 
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POTTINGER BIRD 
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DEVELOPMENTAPPLICATIONCOMMENTFORM 
To provide input, please visrt 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 on 
how to provide feedback during the Council process or Public Hea~ing, visit cnv.or~ 

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: 
• I live in the City of North Vancouver 
• I work in the City of North Vancouver 
• I live ANO work in the City of North Vancouver 
• None of the above 

Project Address: 1835 - 845 West 15th street 

Please provide your contact info if you would like a response to your feedback. Your contact info wifl be shared 
with the Applicant but not with Councif. 

~------------------------~ 
Email Address (Optional}: 

Phone Number (Optional): 

The City ;s oollecling your personal infomratiOII in accotdance with Sec/ion 26(,;) of the Freedom of lnformaaon and ProtecfiOll .of 

Privacy Act The City co1/ects your informaoon for the purposes of administering City programs and setVices, inclucmg pe,miis :and 
licensing servroes. If you have any questions, please contact the Privacy Cootdin:ator at 141 West 14th street, North Vanoouver, BC 
Vlllf 1H9 or planning@oov.org or604-985-n61. 

2158598 
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POTTINGER BIRD 
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DEVELOPER 
INFORMATION 
SESSION 

POTTINGER BIRD 
COMMUNITY RELATIONS 

C/JSCADIA 
Gre=>en • E?vE?lopme=>nt 

Cascadia Green Development has submitted a Rezoning Appllca!Jon to the City of 
North Vancouver for 835 - 845 West 15th Street to support the development of a 
five-storey office budding 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/Appl1cal1ons 

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

Cascadla Green Development 
Jaraad Marani 
Jaraad@cascadiagreendev.com 
778-990-1452 

This meetmg is requrred by the City of North Vancou1111r es e part of the Land use application process. 
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835-845 West 15th Street 
Lots 2-3, Block 0 , OL 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 members of the public are invited to attend 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; 

Appl icant: Jaraad Marani 
Cascadla Groen Development 
Jaraad@cascadlagroondov.com 
778-990-1,52 

,., ,I , ~ 
n ' 

PROPOSED BUILDING 

l 
J t 
, l . I 

POTTINGER BIRD 
COMMUNITY RELATIONS 

COMMENT ONLINE BY: 
Februaiy 3rd, 2026 

VIRTUAL DEVELOPER'S 
INFORMATION SESSIONS 

DATE Tuesday, January 20th, 2026 

TIME Presenlation SlartS at 6:00 PM 

REGISTER Please email your name and 
Information to 
Jaraad@cascadiagreendev.com 

cnv.o,g/Applications 
planning@aw.ocg 
604.982.9675 ~llY 

vancouver 
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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 

CASCADIA 

DEVELOPER INFORMATION SESSIO N 

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 committed to reconci liation 
with these Nations, who have lived on these lands since 
time immemorial. 

DEVELOPER INFORMATION SESSIO N 
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POTTINGER BIRD 
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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 p roposal to the community, receive feedback, 

and answer your questio ns. 

We welcome your feedback. 

Following the presentation, there will be a Q&A. If you have any add itional 
quest ions following the v irtual D IS, please emai l: 

heather@pottingerbird.com 

C/1SCADIA 

DEVELOPER INFORMATION SESSION 

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

How to ask questions: 

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

A white 'Quest ion and Answer' box 
wi II 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 INFORMATION SESSION 

Welcome to Q&A 
t 'f' ->t> ..... 1."' 0 " °'" _,. # Y •-~~QWCI 

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 INFORMATIO N SESSION 

PROJECT TEAM 
The application p rocess 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. 

DEVELOPER INFORMATION SESSION 

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

• SHAPE Architecture: Project A rchitects 

• Connect Landscape Architecture: Landscape 

Arch itects 

• Watt Consulting Group: Transportation 

Consultants 

Ctt SCADIA 
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SITE CONTEXT 

Neighbourhood Context: Positioned between W est 
15th Street and Marine Drive. 

DEVELOPER INFORMATION SESSION 

POTTINGER BIRD 
COMMUNITY RELATIONS 

LOOKING NORTH INTO THE LANE FROM MARINE DRI\/E 

VIEW EAST ALONG WEST 15TH STREET EXISTIN G BUILDING AND VACANT SITE 

C/1SCADIA 
" , 

POLICY CONTEXT 

@==­
• ==-• ·- ·--- ___ ,.. __ .,,_,.., .. __ 

::r.!:'!."" .. "===----· 
:..~"":::.1:"--==-.::.":-:... =:-;r.:::,.==--:...~-:-

SUBJECT SITE 

DEVELOPER INFORMATION SESSION 

S:J..tv 
Schedule A 

land Use 

• 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 business 

generation. 

CIJSCADIA 
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POLICY CONTEXT 

I i::, , I / 

D ::::-•--· - rs,--, _ _ 

• -·---· c - .. -=--- ---

• -

DEVELOPER INFORMATION SESSION 

- T, 

·- I I I I 

Schedule E 
Regional Context 

statement 

SUBJECT SITE ZONING: CS-1 

POTTINGER BIRD 
COMMUNITY RELATION!> 

The following council approved 
policies/bylaws/guidel ines have also 
informed the proposal: 

• Marine Drive Streetscape Design 
Guidelines 
2018 Density Bonus and Community 
Benefits Pol icy 
AAA Bicycle Network for City of NV (All 
Ages and Abili t ies) 
Active Design Guidelines 
Sustainable Design Guidelines 
Zoning Bylaw 
Community wellbeing strategy 
CNV Accessibility Plan 
CNV Mobility Strategy 

C/1SCADIA 
'"' 
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THE PROPOSAL 

DEVELO PER INFORMATIO N SESSIO N 

PROJECT STATISTICS 

Building 5 storeys 

He ig ht 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 p roposal seeks to al low for the 
development o f 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 li ned in the Marine Drive 
Streetscape Design Gu idelines. 

C/l SCADIA 

Total Offices Approx. 15 Units 

Site Area 10,810 sq . ft. 

Ve hicle Parking 39 spaces 
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SITE PLAN 
([JD 

l j_LJ 

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 
CJ Exter ior Circulation 
• Service 
C Parkade 

DEVELOPER INFORMATION SESSION 

--= 
Example of proposed streetscape- West 15t1o Street 

Example of proposed streetscape - Lane off Morine Drive 

lf'/8.5 
~n:till"b-t 
._ __ __ .., 
---

POTTINGER BIRD 
COMMUNITY RELATIONS 

0 

C/1.SCADIA 
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GROUND LEVEL 
& PARKING 

m Retail Service Use Units 
ICI Services / Office Units 
CJ Lo bby 
• Interio r Circulation 
• Exter ior Circulation 
• Service 
C Parkade 

DEVELOPER INFORMATIO N SESSIO N 

GROUND L.EYB. 

PARKltG Lfvn.1 

Pam;IS'.az• 12 

PARKING Lf'IU. 2 ....,,,..,..,, 

LEVEL 1 - ENTRANCE 

0 ~~!JlllRANC( El.fVUl()N 

0 lf~'R,lli fflllOUGIIFI0lrJ UTWCl Bike rack 

DEVELO PER INFORMATION SESSION 

POTTINGER BIRD 
COMMUNITY RELATION!> 

ff$11$l1J\Ot.l 

t -:11::jr-J = t::::l 

' 

:iJ r ~•11v 

C/1SCADIA 
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L2 LANDSCAPE 
LEVEL 2 

DEVELOPER INFORMATIO N SESSIO N 

Ls COMMUNAL 
PATIO 

DEVELOPER INFORMATIO N SESSION 

0 

POTTINGER BIRD 
COMMUNITY RELATIONS 

\ / I 
\ I 
I I 
II ~--~~ --- -- - --- --- ~~~ 

Ch.SCADIA 
~ 

r • 

LIi< 

C/1SCADIA 
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GREEN ROOF 

DEVELOPER INFORMATION SESSION 

RENDERINGS 

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

Street, w it h exterio r walkways and terraces. 

DEVELOPER INFORMATION SESSION 

POTTINGER BIRD 
COMMUNITY RELATIONS 

"" CIJSCADIA 
~ ' 

Above : The proposed b uilding's south fa4iade, facing Ma rine Drive. 
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POTTINGER BIRD 
COMMUNITY RELATIONS 

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

9 
Enhanced Streetscape: 

The area will see upgrades 
to streets, lane, and 

services. Streetscape 

improvements with new 

boulevard landscaping and 
upgraded sidewalks. 

Transit Oriented Location: 

The application supports 
active transportation and 

social connectivity, providing 

end-of-trip 

cycling amenities and a 

pedestrian-friendly 

st reetscape that enhance the 
public realm along 15th 
Street. 

DEVELOPER INFORMATIO N SESSION 

Employment Opportunity: 

This project includes close to 
10,810 sq. ft. of pedestrian­

friendly commercial space 

which will generate significant 
employment, creat ing short­

term construction and 
professional 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 e nergy 

efficiency and environmental 

design. The proposal 

incorporates Step Code 2 
energy performance, and other 
sustainable measures. 

Building Amenities: 

Rooftop patio is open to 
employees of t he building 

and will provide outdoor 

space for the enjoyment of 

building users. 

C/1.SCADIA 

PROJECT TIMELINE & NEXT STEPS 
0 We Are Here 

Dewloper Information 
Seaion 

January 20, 2026 

St aff Revie w 

Council Vote 

DEVELOPER INFORMATIO N SESSION 

Advisory Design Pane l: 

Jan 22, 2026 

Resubmission 

Co nstructio n: Subject to 
Council Approval 

Develope r Information 
'> Session Comment Pe riod 

Until Fe bruary 3, 2025 

- Report t o Council 
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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. 

C/1SCADIA 

DEVELOPER INFORMATION SESSION 

HOW TO PARTICIPATE 
To ensure that everyone has an equal opportunity to ask questions, we wil l b e 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 

0 O.-•--- - C X 

Welcome to Q&A ,~, 

How to share comments: 

Visit The City of North Vancouver 
website at 
https://www.cnv.org/Business­
Development/Bu ild i ng/La nd-Use­
Approvals/Active-Appl ications/835---
845-West-15th-Street 
or use the QR code below 
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POTTINGER BIRD 
COMMUNITY RELATIONS 

THANK YOU 

We appreciate your attendance and feedback today. 

Please share your feedback via t he CNV website at 

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

[!l oc. ..,..~~-c-~, ~ ;l!l 

C/JSCADIA 
r 

DEVELOPER INFORMATIO N SESSIO N 
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Question Report 

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

Topic Webinar ID 
835 - 845 West 15th Street -

Developer Information 

Session 

Question Details 

It 

853 9820 9812 

Question 

1 Looks great!! 

POTTINGER BIRD 
COMMUNITY RELATIONS 

Actua l Start Time Actual Duration (minutes) 

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

Asker Name Asker Email 
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POTTINGER BIRD 
COMMUNITY RELATION$ 

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 Hamed, 

I am an owner in t he adjoining bu ilding and having received the planning application 
information sheet for the above, I am making the following comments: 

1) While it is a good idea to direct traffic in and out of t he proposed building via t he back 
lane, counci l needs to recogni ze t hat this already quite heavily used lane must be 
upgraded to withstand the add itional traffic volume expect ed f rom this new service­
business based building. To this end, please cons ider add ing to the lane new mountable 

concrete curbs, new black top surfacing and addition new lighting. Th is lane is subject to 
transient homeless occupancy, rodent occupancy and a garbage problem. Upgrading 
should be tied t o the completion of this building and hopefully wil l result in a reduction 
of these negative factors. 

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

Thank you, and regards, 
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~1.tt 
vancouver 

OFFICE OF THE DEPUTY CHIEF ADMINISTRATIVE 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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Table 1. Requested Changes to the Zoning Bylaw 
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Gross Floor Area (GFA) 

Height 

Siting 
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Minimum Commercial Parking Spaces 
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Loading Bay Dimensions 

Figure 1: Snip from the auto-turn assessment for SU9 design vehicle 
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141 WEST 14TH STREET / NORTH VANCOUVER / BC / V7M 1H9
T 604 985 7761 / F 604 985 9417 / CNV.ORG

Watch the meeting online at cnv.org/LiveStreaming or in person at City Hall

PURPOSE: The purpose of the proposed Bylaw is to amend 
the Zoning Bylaw from Service Commerical (CS-1) Zone to 
a new Comprehensive Development 773 (CD-773) Zone to 

SUBJECT LANDS: 
proposed Bylaw are shown on the inset map, with a civic 

th Street.
LEGAL DESCRIPTION:  LOT 3, BLOCK D, DISTRICT LOT 265, 
PLAN 7199; LOT 2, BLOCK D, DISTRICT LOT 265, PLAN 7199.
BYLAW READINGS: Consideration of second and third readings of the proposed Bylaw 

Monday, September 21, 2026.
ACCESS DOCUMENTS:
anytime at cnv.org/PublicNotices from September 9 to September 21, 2026.

Local 
Government Act
Council meeting.
QUESTIONS? planning@cnv.org or T 604.982.3919

Enter City Hall from 
13th St after 5:30pm
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Marine Dr

W 16th St

W 15th St

835-845 W 15th St

Notice of Proposed Zoning Amendment Bylaw
NO PUBLIC HEARING

Zoning Amendment Bylaw No. 9194, 2026
835 and 845 West 15th Street
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The Corporation of the City of North Vancouver Page 1 
Bylaw, 2026, No. 9194 Document: 2833721-v1 

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

(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 27th day of July, 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 

Page 248


	1 Agenda�
	2 Minutes - Jul 20 2026�
	3 Minutes - Jul 27 2026�
	4 Minutes - Sep 3 2026�
	Proclamations
	Truth and Reconciliation Day
	Canadian Library Month

	*5 Bylaw 9134
	*6 Bylaw 9135 
	*7 Bylaw 9139
	*8 Bylaw 9140 
	*9 Metro 2050 Proposed Amd - CoV Molson Site
	*9-1 Letter - Jul 27 2026
	*9-2 Map
	*9-3 Guidelines
	*9-4 MV Report - Jun 19 2026

	*10 Metro 2050 Proposed Amd - CoS 105-175A St
	*10-1 Letter - Jul 2 2026
	*10-2 Map
	*10-3 MV Report - May 11 2026

	Presentation - Remembrance Day Parade Banners & Cenotaph Rededication�
	11 Remembrance Day Parade Banners & Cenotaph Rededication�
	11-1 Council Motion - Dec 8 2025�

	No PH - 835/845 W 15th St
	Report - 835/845 W 15th St
	1 Map�
	2 Architectural Plans
	3 Landscape Plans
	4 Consultation Feb 11 2026�
	5 ADP Resolution Feb 3 2026�
	6 Zoning Variances�
	Notice�

	12 Bylaw 9194�



