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120-128 E 14th St, North Vancouver Rezoning Application – Three Shores – Developer 
Information Session Summary Report 
 
Event Date:   Wednesday, March 30th, 2022 
Time:    6:00PM – 7:30PM 
Location:   Online Zoom Webinar 
 
Attendance:  46 members of the public attended virtually.  

The Three Shores team was in attendance, as was a representative of the City of 
North Vancouver Planning Department. 

 
Comments:  45 comment forms and 9 emails were submitted before and/or following the 

DIS.  
 
Meeting Purpose: 1) To present development application materials to the community 
 2) To provide an opportunity for the community to ask questions about the 

development 
 3) To provide an opportunity for the community to comment on the proposal 
 
Notification: 
In accordance with City of North Vancouver policies: 
 
Invitation Flyers 
DIS Invitation flyers were delivered to 739 addresses within a 40m radius of the site, provided by the 
City of North Vancouver. Appendix A: Notification includes a copy of this material.  

Newspaper Ad 
A DIS newspaper ad was placed in the North Shore News on March 16th, 23rd and 30th, 2022. A copy of 
the ad is included in Appendix A: Notification.   
 
Notification Sign 
One DIS notification sign was erected on the site on March 18th, 2022 and was removed on April 4th, 
2022. Photos of the installed site sign is included in Appendix A: Notification. 
 
 
Attendance: 
46 members of the public signed in for the virtual meeting. A copy of the attendee list is included in 
Appendix B: Attendee List.  
 
The following City staff and project team members were in attendance: 
 
City of North Vancouver: 

• Emma Chow, Planner 2 

 
Project Team: 

• Barry Savage, Three Shores, Developer 
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• Stephen Vincent, DKL, Landscape Architect 
• Mladen Pecanac, IBI Group, Transportation Consultant 
• Rhys Leitch, Integra Architecture Inc, Architect 

Facilitators: 
• Katrina May, Katrina May Consulting 
• Charles Pan, Assistant 

 
Overview: 
In accordance with the City of North Vancouver’s COVID-19 state of emergency community consultation 
guidelines, the DIS meeting was held in an online Virtual Developer Information Session format. Meeting 
participants watched a PowerPoint presentation and a virtual 3D “fly-through” video by members of the 
Three Shores project team. 
 
Participants were invited to use the Zoom Webinar Q&A function to ask questions or submit comments 
during the DIS, which were addressed at the end of the presentation during the Question & Answer 
period. The facilitator read all questions received aloud and directed questions to the appropriate 
project team member to respond verbally for all participants to hear. Answers were transcribed by the 
facilitator and posted for all to see.  
 
The project presentation and facilitated Question & Answer period took approximately 90 minutes. The 
facilitators received several questions and comments about the project and recorded them for inclusion 
in this summary report, attached as a separate Appendix C: Public Dialogue. 
 
Participants were invited to submit written comments (using the City’s standard comment form or via 
email) to the applicant and/or the municipal development planner, following the DIS. 45 comment 
forms and 9 emails were submitted before or after the DIS.  
 
The key themes of the questions during the Developer Information Session related to the height of the 
building and distance from adjacent buildings, and how that relates to private views from the adjacent 
buildings. Many questions arose on the permitted height and density for the site and the increasing 
density due to recent development along and surrounding 14th street. The applicant noted that the 
height complies with the OCP for the area, and that density was purchased from the City for this site 
from a donor site (the Harry Jerome Lands). Planning staff further explained the concept of a “density 
transfer” in the City of North Vancouver, as well as the fact that the site is located in a major focal node 
of Lonsdale City Centre, identified as a priority location for higher density development.  
 
Questions arose over the impact on traffic that this project would have to an already congested area, 
particularly along the lanes to the west and north of the property. The traffic consultant advised that the 
width of the lane meets City requirements and should allow two vehicles to pass one another. The 
traffic consultant also noted that commercial use of the lane, such as for loading, would diminish in the 
evenings when residential traffic typically increases. 
 
Other questions included the size range of the homes available, the size and location of outdoor amenity 
spaces, whether or not the parking stalls were equipped with EV charging stations, and if rental housing 
or affordable housing would be provided as part of this proposal. 
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Comment Sheet and Email Summary: 
Participants were invited to submit comments during a 7-day response period after the DIS meeting. 45 
comment forms and 9 emails were submitted before or after the DIS. 31 of the responses were in 
support and 20 were opposed to the proposed project. These are submitted as a separate Appendix D: 
Public Comments. 
 
Those in favour of the project noted support for the building design, for the variety of housing, office 
and retail opportunities, in particular the availability of new commercial space. The suggestion was 
made to earmark the commercial space for medical and dental uses. 
 
Those opposed to the project noted concern over the building height and proximity to neighbouring 
buildings, blocking private views. The suggestion was made to reduce the building height or to step back 
upper floors in order to block less light. There is concern over the amount of density in Central Lonsdale, 
and the impacts of this density including increased traffic, parking challenges and noise and disruption 
from ongoing construction in the area. 
 
Conclusion: 
The purpose of this online Virtual Developer Information Session was to present to the community the 
proposed rezoning application and the development concept, and to provide attendees with an 
opportunity to ask clarifying questions and comment on the proposal. 739 DIS notification flyers were 
distributed by mail to the surrounding community, and 46 community members signed into the DIS. 
Three newspaper ads notified the community of the DIS, and 1 DIS notification sign was posted on the 
property. A total of 45 comment forms and 9 e-mails were submitted.  
 
Members of the public could participate in this consultation process in three ways: 

• Watching a virtual project presentation during the DIS, including a 3D virtual “fly-through” video 
• Asking questions of the project team and/or City Planner during the DIS 
• Submitting written comments after the DIS 

 
The DIS meeting length and format was sufficient to provide all participants an opportunity to learn 
more about the proposed project, ask questions, and make any comments they wished to provide that 
evening. Participants asked the development team and City Planner a variety of specific questions, 
mostly related to building height, density, view impacts, parking and traffic implications and the overall 
pace of development in the Lower Lonsdale area. 
 
Appendix A: Notification 
Newspaper Advertisement: North Shore News, Wednesday, March 16th, 2022  
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Newspaper Advertisement: North Shore News, Wednesday March 23, 2022 
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Newspaper Advertisement: North Shore News, Wednesday March 30, 2022 
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Notification Sign 

 
 
Notification Flyer 
 
 

 
 

s/Zdh�>���s�>KW�ZΖ^�/E&KZD�d/KE�^�^^/KE

Early Public Input Opportunity 
Rezoning Application ĨŽƌ�ϭϮϬͲϭϮϴ��ĂƐƚ�ϭϰƚŚ�^ƚreet, North Vancouver

,Žǁ�ƚŽ�WĂƌƚŝĐŝƉĂƚĞ͗
ZĞŐŝƐƚĞƌ�ŝŶ�ĂĚǀĂŶĐĞ�Ăƚ͗�ǁǁǁ͘ϭϮϬĞĂƐƚϭϰƚŚ͘ĐŽŵ����������������������������������������������
Žƌ�ĐŽŶƚĂĐƚ�ƚŚĞ�ĂƉƉůŝĐĂŶƚ͘

�ĂƚĞ�Θ�dŝŵĞ͗��tĞĚŶĞƐĚĂǇ�DĂƌĐŚ�ϯϬ͕�ϮϬϮϮ

ϲ͗ϬϬ�WD�Ͳ�ϲ͗ϭϱ�WD�Ͳ�WƌĞƐĞŶƚĂƚŝŽŶ�
ϲ͗ϭϱ�WD�Ͳ�ϳ͗ϯϬ�WD�Ͳ�Y�Θ��



120-128 E 14th St, North Vancouver, Rezoning Application – Three Shores – Developer Information Session 
Summary Report 
	

Katrina May Consulting                                                                                                                                                    Page 8 

	

 
 
 
 
 
 
 
 
 
 
 
 

 

  



120-128 E 14th St, North Vancouver, Rezoning Application – Three Shores – Developer Information Session 
Summary Report 
	

Katrina May Consulting                                                                                                                                                    Page 9 

	

Appendix B: Attendee List (redacted to preserve privacy) 

Attendee Details   

Attended User Name (Original Name) Email 
1 Dennis & Estela  

2 Kshitij Chawla  

3 Nav  

4 bahar  

5 Cynthia  

6 Halle Jackson (Proje Ventures)  

7 Maryam  

8 Justin  

9 Roberta  

10 Garry Nishimura  

11 Cross  

12 John Ribalkin  

13 822841  

14 Suzi O  

15 frozan  

16 Chris Meadowcroft  

17 Hamidreza Marashi  

18 KJ  

19 Amir  

20 nbookani  

21 Pat Conway  

22 mikeross  

23 Lynda B  

24 Ian  

25 Laila DV  

26 Jennifer  

27 adrian beruschi  

28 Adriano Cusano  

29 Jenn  

30 Mehdi Shokri  

31 Patrick  

32 Nazanin Bookani  

33 Connie & Justin  

34 gianritacelotti  

35 Jason Boudreau  

36 Jamie da Silva  
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37 andy  

38 Judy  

39 Mitch Cramp  

40 961484  Jessica Chen  

41 Kelly Morris  

42 Najam Mian  

43 Ian Whitchelo  

44 Estela Frias  

45 Sandy Reid  

46 Connie  

 

 

Appendix C: Public Dialogue (see attached) 

Appendix D: Public Comments – Written and Emailed Submissions (see attached) 

 


